Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0074/P

	Development Proposed:
	New detached 5/6 bedroom property at Plot 6, Cherry Drive, Brockhall Village.  Work to include driveway/hard standing and integral garage, and external works to garden areas.  Plot 6, Cherry Drive, Brockhall Village, Old Langho.


	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – No observations or comments have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objections to the proposal on highway safety grounds.


	CONSULTATIONS: Additional Representations.

	One objection has been received from the owner of a nearby property, and the following points of objection have been raised,

1. Height of the proposed dwelling,

2. Loss of privacy, and that

3. Building will be built too close to boundary.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

SPG – “Extensions and Alterations to Dwellings”.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.



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

	The matters for consideration in the determination of this application involve the effects of the development on visual amenity, the amenities of nearby residents and any potential impact on trees to the rear (east) of the site that are included within a TPO.  There is no objection in terms of the principle of the development as the previously approved consent (3/2007/1071/P) for housing in this area within Brockhall Village remains extant.  Therefore, the proposal is considered acceptable in principle when considered in relation to the current housing policies and guidance, and will not add further to housing supply.

This application seeks permission for a 5/6 bedroom, two-storey property.  The dwelling is designed to follow the boundary of the site to the west, and as such it is located on site in such a way that there will be no impact on the protected trees to the rear (east) of the site that are included within a TPO.  The dwelling and garage will be constructed in brick and render, with a tiled/slate roof finish, and will have aluminium framed windows and hardwood timber doors throughout.

The dwelling sits within 1.2m of the boundary with the currently being constructed property to the west, however there are no habitable room windows being proposed within the elevation along this boundary.  Those windows that are within this elevation serve either a hallway or a bathroom/en-suite, and these shall be conditioned to be obscurely glazed and with fixed or restricted openings to prevent any impact on the privacy of the occupiers of the property on Plot 7.  The overall height of the proposed dwelling is some 1.8m higher than the property being built on Plot 7 (9.67m compared to 7.84m) however due to its relationship between the habitable room windows of this property (they all face away from this proposed new dwelling), and the distance to any other windows within the property (over 12m, the same distance between the building on Plot 7 and the apartments to the south) I do not consider the proposed dwelling will be overly oppressive to the occupants of this adjacent property.  In addition, whilst a proportion of the direct late evening sun may be lost from the patio areas to the building on Plot 7 due to the orientation of the new dwelling, it will have no impact on sunlight throughout the day or early evening.

Visually, any development of the site will affect the street scene and views around and through the site, however in order to refuse a development the harm of a proposal must be demonstrated.  Considering the variety of house types in this area, that there are no habitable windows in the side elevation of the adjacent dwelling and that the proposed balcony will be facing away from any other properties, it is considered that the proposed dwelling type will have no significantly detrimental impact on the amenity of the neighbours by reason of overlooking or loss of light or privacy.  In relation to the design, size and height of the proposed dwelling, it is considered similar to other residential properties in the nearby vicinity, both existing and currently being constructed/approved, and is considered to be acceptable given the difference in house types all over the Brockhall Village development.  The dwelling is considered to provide sufficient amenity space around it to ensure it does not appear cramped within the street scene. On this basis, the visual impact is considered to be minimal, and the scale, design and massing of the proposed dwelling is considered to be visually acceptable within the street scene.

There are protected trees on adjacent land however following the footprint of the new dwelling being moved, they are no longer within influencing distance of the development.  The Tree Survey submitted with this application proposes a number of the trees included within the TPO to be removed however as they are not required to be removed to facilitate this development, a separate TPO application will be required.  On the basis of this information, the Council’s Countryside Officer has raised no objection to the proposal and has recommended a site-specific tree protection planning condition.
Bearing this in mind, whilst I am mindful of the views from the objector, it is considered that the scheme submitted complies with the relevant Local, Regional and National Policies, and I recommended the scheme accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal is in accordance with the relevant policies and guidance relating to new residential development and would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 08/02/2013














