Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0411/P

	Development Proposed:
	Demolition of existing garage and office previously used as a Police House/ Office and erection of a semi-detached dwelling (Resubmission) at 127 Padiham Road. Sabden, BB7 9EX.

	CONSULTATIONS: Parish/Town Council

	A Sabden Parish Council raises objection to the proposal due to highway safety concerns given the property is located on a bend opposite a road junction. They are concerned about cars reversing on to the highway and also parking on the road at this point.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – no objections to the proposal as the proposed alterations to the operations of the site secures two car parking spaces to each property and for those vehicles to access the site in such a way that there are no reversing manoeuvres to/ from Padiham Road.
United Utilities - no objections to the proposal.


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

National Planning Policy Framework

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

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

This application is a resubmission of planning application 3/2011/0886P which sought to erect a dwelling at the side of 127 Padiham Road albeit the revised dwelling has been set back from the front of the existing dwelling by 2.0m and the proposed parking arrangement has been altered by creating two parking spaces per property and removing the fence in between the properties to allow the space in front of the existing property to be used as manoeuvring space.

The principle of development was established in the previous application and the policy position is still equally relevant, therefore, the previous reasons for refusal relating to residential amenity and highway safety need to be addressed.  Visual amenity also needs to be considered given the amended siting of the proposed dwelling.

In relation to neighbouring amenity, the previous application was considered to be overbearing and oppressive to no. 1 Simonstone Lane, a bungalow set at a higher level, as a two storey dwelling running flush with the front of the existing house would remove light from a window serving a habitable room.  Having carried out the BRE test on this proposal the set back of the proposed dwelling by 2.0 metres will now not affect the window in question, therefore the impact on this neighbour is now acceptable.  Having set the revised scheme back from the existing house it will now extend into the rear garden area by 1.9m.  The first floor windows of the property will thus be 22m from the windows of the property at the rear, no.2 Thorn Croft.  This distance is in accordance with the guidelines regarding overlooking given within the Council’s SPG on extensions to dwellings, therefore serious overlooking will not occur.  The front of the property overlooks fields.  Overall, it is concluded that this dwelling would not adversely affect the amenities of neighbouring dwellings.

Following highway safety being one of the reasons for refusal on the previous application, the proposed parking layout has been altered to now show the area in front of the existing dwelling remain as one.  The LCC Highways Engineer now raises no objections to this proposal.  The proposal is thus acceptable in this regard.  A condition preventing the erection of a dividing fence between the two properties will however be imposed to retain this shared car parking arrangement to remain as such in perpetuity.
Visually, the revised dwelling will match the existing dwelling in design, fenestration details and materials and would not prove detrimental to the visual amenities of the street scene when viewing the property from both Simonstone Lane and Padiham Road, as it will be constructed in matching materials to the existing property.

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

	RECOMMENDATION: That conditional planning permission be granted.
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