Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2012/0615/P

	Development Proposed:
	Amendment to steps to first floor over garage block.  Retrospective application.  substitution of house type at land at Hillside, Brockhall Village, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.



	CONSULTATIONS: Additional Representations.

	Two letters of objection have been received.

Letter 1

· 
Detrimental impact upon the amenity of Dickens Court.

· 
Retrospective application makes a mockery of the planning process.

· 
Development as originally approved would not fit on the site.

Letter 2

· 
Flagrant breach of agreed plans and utilising delaying tactics.

· 
Obtrusive and seriously detrimental effect on privacy.

· 
Direct views into private garden and bedrooms.



	RELEVANT POLICIES:

	G1 – Development Control.



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

	This application seeks retrospective planning approval for an amendment to the external steps of the existing detached garage at the property known as Newton House, Franklin Hill, Brockhall Village.  

The dwelling was constructed via the approval of application 3/2010/0387.  This approval consisted of three detached dwellings at the site.  Newton House is located on the middle plot of the three and is in the most part, complete.  Plot 3 to the west is currently under construction whilst no work appears to have been started on plot 1 to the east.

The purpose of this application is to regularise the development, as it has not been constructed in accordance with the plans approved under reference 3/2010/0387.  Under the plans originally approved, the steps which provide access to the roof space of the detached garage would have been a single flight up the south west elevation of the garage block.  However, whilst the steps are still located to the south west elevation of the garage building, they are now split into two flights.  Rather than running in a single flight from ground level to the roof space entrance door, they begin at ground level, run to a mid point landing before a second flight returns back to the entrance door.  In essence, rather than facing the properties towards Dickens Court to the north all the way up the stairs, you would now at half way turn your back on the properties of Dickens Court.  

The creation of this mid point landing presents some quite serious issues.  Due to the orientation of this landing in relation to the neighbouring properties, it has created a raised platform.  This at present provides direct views into the private gardens and habitable rooms such as bedrooms of the properties located in Dickens Court, particularly those at ground floor level.  I am of the opinion that were this to remain the case, the steps would have a detrimental impact upon the residential amenity of the area.  

In total, this application has received two letters of objection from nearby residents.  The objections raised are summarised at the top of this report.  Various points of objection have been raised, however some of these points of objection do not constitute material planning objections in the determination of this particular application.  The one material planning objection that has been raised, in both letters, relates to the impact the steps have upon the residential amenities of the area.

As discussed earlier in this report, I am of the opinion that in their current form, the steps would adversely harm the residential amenity of the area.  These concerns were brought to the attention of the applicant, upon which discussions began to explore any possible amendments that could be made to the scheme to address the concerns.  Two possible solutions were to enclose the mid point landing by building the side walls of the staircase up which would create a screen.  However, it was considered that this screen could only be built to the eaves height of the garage unit before it would look out of place.  Building the screen to eaves height would not be sufficient to adequately screen views into Dickens Court.  The second solution that was considered was to plant mature trees along the boundary of the site.  These would run from behind the garage block west along the boundary.  The benefits this solution would bring is that a screen would be provided which would address the material objections raised.  The screen would also be more in-keeping with the area as it would be a natural screen.  To this end, the applicant has submitted an amended plan, which details the provision of mature trees along the boundary to provide screening.  

The proposed trees are Western Red Cedars.  These will be planted to a height of 3.5m.  The Countryside Officer has viewed the plans and is satisfied that the proposals are appropriate.  In addition to this, he has also recommended a condition relating to the long term maintenance and upkeep of the trees.  This condition would ensure that the screening is retained and maintained to an appropriate height, which ensures that the residential amenity of the immediate area is safeguarded in the longterm.

Having considered the amended plans; which detail the provision of a mature tree screen, I am of the opinion that the material planning objections raised regarding the impact upon residential amenity would be adequately addressed.  I therefore see no other material objections to the granting of this permission.  I therefore 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27 July 2012
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