
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0886

	Development Proposed:
	Demolition of existing garage and office (attached to existing house - all previously used for Police house/office) and erection of new semi-detached dwelling over existing footprint at 127 Padiham Road, Sabden, BB7 9EX.

	CONSULTATIONS: Parish/Town Council

	Sabden Parish Council – no comments or observations received by the date of decision.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways objects to the proposal for the following reasons:

The existing property has suitable provisions for the parking and manoeuvring of vehicles and a layout that enables all movements to and from Padiham Road to be carried out in a forward gear. This is particularly important at this location as the property sits on the inside of a left-hand bend and vehicles exit directly opposite the junction of Simonstone Lane with Padiham Road (to the east).  

The proposed alterations to the building's structure and the resulting changes to the layout does not provide the opportunity for vehicles to access the site in the same manner as exists at present, a situation exacerbated by its sensitive location at a focus for turning movements. 

Therefore, on the basis of the potential negative impact of the revised parking arrangements at this site, with reversing manoeuvres to/from the highway at a sensitive location, I am recommending that this application be refused on the grounds of highway safety.

United Utilities has no objections to the proposal.

	CONSULTATIONS: Additional Representations

	No letters have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its scale and proximity to the neighbouring dwelling is considered contrary to Policy G1 of the Districtwide Local Plan.  It would result in an overlarge and overbearing development which would have a detrimental affect on the residential amenities of the adjacent dwelling.

The proposal is contrary to Policy G1 of the Ribble Valley Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety, due to the lack of off-street manoeuvring provision to allow access to and from the highway in a forward gear.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application related to a detached property, a former Police House, on Padiham Road at the junction with Simonstone Lane.  The site is located within the Area of Outstanding Natural Beauty and the defined settlement limit for the village.

Permission is sought to erect a dwelling at the side of 127 Padiham Road.  This will involve demolishing an attached flat roof garage.  The dwelling would be attached to no. 127 Padiham Road and would have approximate dimensions of 7.8m x 6.2m and would be set slightly lower than the existing dwelling.  This dwelling would also be slightly narrower than the existing property to which it will be attached.  Unfortunately, the exact dimensions of the proposed dwelling is unknown as scaled drawings have been requested twice by the LPA and have not been received. In any event, I have considered the application as it stands.  The rear garden and the existing driveway will be split in half so each property has there own private area.

The main matters for consideration with regards to this development are the principle of development, the potential impact on visual amenity and residential and the impact of the scheme on highway safety.

The site is within the defined settlement limit of Sabden, therefore Policy G4 (Settlement Strategy) is applicable.  This policy allows for infill developments not defined as essential open spaces.  Amongst other things infill development is described as “the filling of small gaps within small groups of houses”.  The proposed new dwelling is therefore acceptable in principle.

With regards visual amenity, the house has been designed to match the existing rendered 1930s property, in terms of its fenestration details and materials except a chimney is not proposed. I consider that the design is in keeping with the existing property and the immediate locality.  Furthermore, the dwelling would not prove detrimental to the visual amenities of the street scene when viewing the property from both Simonstone Lane and Padiham Road.

In relation to residential amenity, the property is located adjacent to three bungalows.  These dwellings are located on higher land as they take advantage of the natural rising topography with each bungalow being set at a higher level than the one below as Simondstone Lane rises in a southerly direction.  The nearest bungalow no. 1 Simonstone Road is within 3.2 metres of the existing and flat roof garage/ office.  As a single storey flat roof extension, the current works do not remove a significant amount of light from this property, however, as a two storey dwelling, in such close proximity to both the neighbours boundary and windows serving habitable rooms, I consider that the extension would overshadow this dwelling and remove a significant amount of light from a large habitable room.  Moreover, the creation of a two storey dwelling where there is currently a flat roof extension would be overbearing and oppressive to those occupiers of the dwelling when using this habitable room to the detriment of the enjoyment of this dwelling.  With regards the dwelling at the rear, the distance between the two properties is approximately 24 metres, complying with the Council’s SPG on privacy distances, thus with this property, I have no concerns.  The front of the property overooks fields.  To conclude, I consider the proposal to be detrimental to the residential amenities of the occupiers of 1 Simonstone Lane, as such I consider a refusal on this ground to be completely justified.

In terms of highway safety, the LCC Highway Engineer has serious concerns.  The existing parking arrangement at the property spans the whole width of the site which allows for both an entrance and an exit.  This enables ingress and egress from the highway to be in a forward gear which enables clear views at this road junction.  The Highway Engineer recognises that this is particularly important at this location as the property sits on the inside of a left-hand bend and vehicles exit directly opposite the junction of Simonstone Lane with Padiham Road (to the east).  The proposals involve splitting the area in front of the existing property in half to provide two parking spaces for each property.  The proposed layout does not provide anywhere for vehicles to access the site in the same manner as presently exists thereby resulting in vehicles reversing either in to the road or off the road.  Considering the location of the property at this sensitive and often busy junction would be dangerous and would lead to conditions which would be seriously detrimental to highway safety.  I therefore conclude that the application should be refused on the grounds of highway safety.

In considering all of the above, I thus recommend the application accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: December 2011























