Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/1012/P

	Development Proposed:
	Clearance of former bowling green and gardens for the erection of a large, 2-storey property with annex at The Bowling Green, Brockhall Village, Old Langho, Lancashire.


	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – The Parish Council object to this application as it will result in the loss of an amenity used by the public.  We are sure that allowing a further dwelling to be built on this site will mean that the number of permitted properties granted in the original application will have been exceeded.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No objections to the proposed development.

United Utilities – No objection to the proposed development.


	CONSULTATIONS: Additional Representations

	One letter has been received from a nearby neighbours and the following points of objection/concern have been raised in relation to the application,

1. The hedge that separates the bowling green and Watling Gate shall not be cleared,

2. Concerns regarding safety,

3. Devaluation of properties,

4. Unsure on type of property to be built/description not clear, and

5. Concerns regarding the permanent closing of the gate between the Bowling Green and Watling Gate, as it cannot be used as a thoroughfare.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV13 – Landscape Protection.

Policy T7 – Parking Provision.

SPG – “Extensions and Alterations to Dwellings”.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMG3 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN2 of the Core Strategy (Regulation 22 Submission Draft).



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

	This application seeks permission for the erection of a large, two-storey property with annex accommodation above a double garage, the creation of a garden area and modification of an existing vehicular access onto the site.  The scheme also includes the loss of a few trees covered by a Tree Protection Order (TPO).  The site, as its name suggests, was formerly a Bowling Green, however it has not been used as such for a great number of years. Permission has been previously granted for its development for a large detached dwelling on this site (3/2011/0597/P).  A local Police Constable has previously given support to the development of this site, as the area has been a meeting place for local youths.  The NPPF requires LPAs to consider housing applications in the context of the presumption in favour of sustainable development, and given their remains a live consent on this site; the principle for this application is accepted. 

The dwelling proposed is a seven-bedroom property, with an attached double garage with annex above to the side elevation (west) of the dwelling.  The dwelling proposed has a much larger footprint than those properties directly adjacent to it, however in comparison to other properties within Brockhall Village, this is quite typical.  It measures 9.838m to the ridge, approx. 5.5m to the eaves, and has rooms spread over three floors.  The attached double garage with annex measures 6.9m in height to the ridge, approx. 2.9m to the eaves, and it be pronounced partially forward of the main front elevation of the property.  Visually, any development of the site will affect some views around and through the site due to its current use, however in order to refuse a development the harm of a proposal must be demonstrated.  The dwelling is designed to be related to the variety of properties in the nearby vicinity in terms of its principle elevations, and its size and massing is considered to be acceptable as the property carry’s the same form and is similar in scale to other properties within the Brockhall Village site.  The Bowling Green site as a whole is reasonably secluded from view by trees, some of which have Tree Protection Orders on them (the group to the northwest corner of the site), and whilst the development proposed requires the loss of a number of trees on the site due to their location in relation to the new vehicular access and their general condition, the applicant is proposing a landscaping scheme for the site which can be considered as part of a discharge of condition application.  In achieving this, the secluded nature of the site will be retained, and will therefore have a minimal visual impact on the streetscene.  The dwelling will be similar to other residential properties in the nearby vicinity, both existing and currently being constructed, and is considered to be acceptable given the difference in house types all over the Brockhall Village development.

One concern in regards to previous schemes on site was the potential overlooking/loss of privacy caused by both the position and design of the dwelling.  The guidance provided within the SPG – “Extensions and Alterations to Dwellings” discusses a distance of 21m between existing dwellings and the proposed first floor windows of habitable rooms in new developments.  Given that there is approximately 30 metres between the rear elevation of the proposed property and the rear elevations of Bowling Green Cottages, and the new dwelling will have an 18.5m long rear garden, I do not consider that the scheme will have a detrimental impact on the residential amenity of adjacent neighbouring properties.

As noted earlier in this report, there are protected trees on the north western corner of the site that will not be affected, however there are some that are within influencing distance of the development.  The detailed Arboricultural Impact Assessment submitted with the application has provided detailed guidance on the trees to be removed, and those to be retained, and that sufficient information has been provided to enable the development to be appropriately conditioned in terms of Tree Protection Requirements.  Due to this information, the Council’s Countryside Officer has raised no objection to the proposal providing that a site-specific tree protection planning condition, and a detailed landscaping condition is attached to any approval.
On this basis, the proposal is judged acceptable when considered against Local and National Plan Policy, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal will have no adverse visual impact or significant or detrimental impact on the amenities of the occupiers of adjacent dwellings, and nor would it be to the detriment of highway safety at this location.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12/12/2012








