Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2012/1010/P

	Development Proposed:
	Proposed erection of three detached dwellings, each with work from home office space, vehicular and pedestrian access alterations to existing entrance and associated external driveway and landscaping works at land adjacent to 55 Pendle Road, Clitheroe BB7 1JQ

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections to the proposed development.

Environment Directorate (County Surveyor) 

3 December 2012 – I am recommending refusal of this application on highway safety grounds as I am not satisfied that suitable access arrangements have been achieved to reached the three properties.  It is my view that the present layout introduced vehicle manoeuvres that would be detrimental to highway safety to pedestrians and other road users.  

Comments received 21 December 2012 – no objections to the proposal subject to conditions.  The amended site plan, drawing No 4240-06A shows a layout that resolves the issues relating to manoeuvring to and from the parking for three vehicles along the southern gable of Unit 2 by removing the gates to the parking areas for units 1 and 3.  I am satisfied that this minor revision deals successfully with my original concerns.  By removing the gates, there is unhindered movement to all three parking areas and the potential for conflict between manoeuvring vehicles in minimised.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Addressing Housing Needs in the Ribble Valley. 
Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.



	National Planning Policy Framework

Achieving Sustainable Development.

Section 6 - Delivering a Wide Choice of Quality Homes.

Section 7 – Requiring Good Design.


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

	This application relates to an area of land directly adjoining the settlement boundary of Clitheroe on Pendle Road.  Permission is sought for three detached dwellings which would all front on to Pendle Road.  The dwellings would have an overall height of 9.6m enabling three levels of living accommodation and would provide four/five bedroomed accommodation.  Each of the three properties would have gardens to the rear with the frontage of the three properties being shared for a communal parking and manouvering area.  

In relation to the principle of development, this site directly adjoins the defined settlement limit for Clitheroe as defined by the Districtwide Local Plan.  The extension of the existing built form in this location and the creation of three new dwellings is thus acceptable in principle as the site is considered to be a sustainable location.  

In relation to visual amenity, I am satisfied that the three dwellings which will all face on to Pendle Road would not prove visually detrimental to this locality as they will follow the existing pattern of development.  A number of minor trees will be removed to make way for the development on site, however the trees to the road are to be retained and thus I am satisfied, subject to suitable conditions, that these will not be harmed as a result of the development.  

In relation to residential amenity, the property most affected by the development is that called ‘The Pentre’ of which these three properties would look on to its gable.  This site is well screened by existing shrubs and given the distance from the new dwellings to this dwelling, is in excess of the 21m privacy distances recommended in the Council’s SPG on Extensions and Alterations, I do not consider that there would be any serious detriment caused to existing residential amenity.  

In relation to highway safety, the highway authority originally raised objections to the proposal as each property was to have its own private and gated parking area.  This arrangement would not have enabled vehicles to turnaround and leave the site in a forward gear, particularly those to the central property (Plot 2) which was considered harmful to highway safety.  An amended site plan has thus been received dated 21 December 2012 (Plan Ref 4240-06A) which show the area in front of the properties to be used for communal parking.  The highway authority is satisfied that this addresses their concerns subject to conditions requiring the prohibitation of gates at the entrance to the parking areas for units 1 and 3.  This is to enable the safe and unhindered movement of residential vehicles and service/delivery traffic to the three units.  Another condition which is also required by highways is that the drop kerb provided on Pendle Road to link the new access footway with the existing footway to the west and that the construction and maintenance of this feature must be completed in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.  As a result any approval will be subject to these conditions.  

Also to be conditioned are tree protection measures as the site has a number of mature trees on it.  The Council’s Countryside Officer is of the opinion that root protection measures should be conditioned to ensure these trees of visual amenity value are retained but also that semi permeable paving should be installed as currently half of the root protection zone of the roadside trees is of a non permeable surface, i.e. the current highway.  He is concerned that the use of tarmac covering what remains of their root protection zone would result in the eventual loss of these roadside trees.  As a result, the proposal will be conditioned that a permeable surface is laid on this area to the frontage of these properties.

In relation to the other conditions proposed, one will be to provide sample materials of what the dwellings will be constructed with.  The application form is vague in what materials are to be used, particularly those on the roof which states that concrete tile/natural slate will be used as will solar panels.  The walls will be painted render with timber cladding and a mixture of brickwork to the base walls.  In requiring high quality design, as promoted by Policy G1 of the DWLP and Policy DMG1 of the Submission Draft Core Strategy, the Council would prefer a natural slate roof.  For this reason the materials to be used will be subject to a condition which requires them to be discharged prior to use by the Local Planning Authority.  

The site is not within a recognised flood zone and thus there is unlikely to be flooding caused as a result of this development.  However, notwithstanding this, the permeable surface required for the trees in the area in front of the properties will assist in preventing any future issues with flooding of the site and surface run-off which may have been caused by the use of traditional tarmac. 

Taking all of the above into consideration, I thus recommend the application be approved subject to conditions. 

	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: 10 December 2012














