Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2012/0394/P

	Development Proposed:
	Reserve matters consent for the design and appearance of proposed residential units including adjacent accessways, roads and footpaths plus ancillary landscaping (Ref 3/2008/0526/P – 78 units) at land around Primrose Mill, Woone Lane, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle on highway safety grounds.

United Utilities – No objections subject to imposition of conditions.

Environment Agency - No further comments to add to those in their response dated 24 July 2008 to the original application 3/2008/0526/P which are still pertinent to this application. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	This is a reserved matters application that provides details for the erection of 78 units on part of the overall Primrose site that was granted outline consent under 3/2008/0526/P (applications 3/2012/0392/P and 3/2012/0379/P should be read in conjunction with this application if establishing proposed details across the whole site).  The area covered by this submission is that which lies to the rear of the site of the former mill building extending in a westerly direction towards the railway line and to a definitive right of way to the south.  The site is bordered by the aforementioned residential units that formed part of this wider development site and to the north by Pendleton Brook Day Centre.   

As proposed, the scheme puts forward a mix of terraces, semi detached, detached dwellings and apartments offering accommodation from two beds to four beds.  Properties would range in height from approximately 7.4m to 10.8m and be constructed of reconstituted stone with a small element of brickwork detailing throughout that would form the central communal service column on apartment block 1.  These details tie in with the design of the northern part of the site submitted under 3/2012/0392/P.  

The point of access into the site has been fixed by the outline consent and a subsequent approval to modify the details of those works (3/2010/0472/P).  In terms of the layout put forward, this is in the main in broad accordance with the layout shown on the outline consent.  The areas where a slightly revised layout is shown is to the rear of the proposed replacement mill structure aligning the definitive right of way.  The plans denote a footpath link into the latter from within the site and also link through to the affordable part of the overall site by breaking through the 1.8m high fence that presently divides the two sites.  

Having regard to the visual impact of the scheme submitted here I am mindful that the properties do have a range of heights and indeed widths throughout the site.  However, I am of the opinion that this offers a varied roofscape which will give relief to the street scene in this development site.  The apartment building will become a focal building when viewed from Woone Lane and development blocks have been designed to follow the geometry of the estate road layout.  I am mindful that the plans show use of reconstituted stone but a condition imposed on the original outline consent requires submission of materials for prior approval and this will enable future consideration for this aspect of the appropriate time, ie to ensure that the proposed material would not prove out of keeping with the natural stone work shown to the approved mill building design.  The scale of the units shown would not, I consider, prove significantly detrimental to the amenities of existing properties surrounding the site.  Having regard to the relationship with properties on the recently extended George Street (affordable units), there is a distance of approximately 21m between plots 75 to 80 and the rear of two of those terraces with the existing dwellings being approximately 8.5m in height.  Thus, whilst the new dwellings would be taller than those structures, I do not consider any detriment would be so significant as to warrant an unfavourable recommendation on residential amenity grounds.  I have also examined the relationship with the block of apartments and at a distance of approximately 9m away, I do not consider the gable elevation of plot 65 would significantly compromise existing amenities.  Having regard to the layout throughout the remainder of the site, I am satisfied that privacy levels would be respected (some conditions regarding obscure glaze will be necessary in this regard).  

I am mindful that condition 5 on the outline consent required details of noise mitigation measures on noise sensitive plots at reserved matters stage.  I have discussed this matter with colleagues in environmental health who have in turn spoken to the agent for the scheme.  On the basis of this, it is concluded that likely noise issues from the adjacent site will be intermittent and that in order to provide a suitable level of protection to future residents, a condition should be imposed requiring mitigation measures along the boundary and to properties with elevations facing the boundary.  

Therefore, having carefully considered all the above, I am of the opinion that the works would not prove significantly detrimental to visual amenity, highway safety or adjacent residential amenity.  I thus recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














