Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0153

	Development Proposed:
	Outline application for a new dwelling in the curtilage of existing dwelling at 1 Durham Avenue, Wilpshire.



	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects:

· Concern over massing on the site.

· Privacy issues in relation to No.63 Whalley Road.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections but requests the use of conditions.

United Utilities: No objections subject to recommend conditions/informative’s being met.



	CONSULTATIONS: Additional Representations

	Nearby residents – 1no. letter received from 1no. individual address – Objects:

· Concerns over privacy issues, i.e. being overlooked by a two-storey building.

· Restrictions of our view of the Ribble Valley.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 – Development Control.

Policy G2 – Settlement Strategy.

Policy T1 – Transport and Mobility.

Policy T7 – Parking.

Ribble Valley Core Strategy:

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DMG3 – Transport and Mobility.



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

	Outline planning permission is sought for the erection of one dwelling within the curtilage of an existing dwelling at 1 Durham Avenue, Wilpshire. The application is for outline consent with matters relating to appearance, landscaping and scale reserved. The matters that will be determined by this application are matters of access and layout.

Prior to this application, full consent was granted for the erection of a dwelling on this site in September 1985 under reference 3/85/0519P however was never implemented. In addition to this in March 1992 (reference 3/92/0053/P), outline consent with all matters reserved was granted for the erection of a dwelling on this site, again this approval was never implemented.

The existing dwelling of 1 Durham Drive is a detached bungalow; the curtilage for which comprises of the land immediately around the existing dwelling and a roughly rectangular piece of land located to the south of the dwelling, sited adjacent to Whalley Road. This land to the South is currently gravelled and used as a parking/storage area for the existing dwelling. It is this land that would be occupied by the proposed dwelling.

The dwelling would be accessed via the existing vehicle entrance from Durham Drive, the County Surveyor has raised no objections to the proposed access; but has requested any approval carries conditions relating to safeguarding safe ingress and egress from the site.

Policy G2 of the Ribble Valley Districtwide Local Plan and Policy DMG2 of the emerging Ribble Valley Core Strategy both support the development of this nature, within defined settlements outside of land designated as Green Belt. The development site is located within a defined settlement and is outside of land designated as Green Belt.

This application seeks outline consent for 1no. dwelling. The principle of the development is considered to be acceptable. The submitted design and access states that the maximum height of the ridgeline will be 7m.

The layout and position of the dwelling has to great extent been dictated by the presence of a water main that runs diagonally through the site in order to maintain the easement required by United Utilities. United Utilities have confirmed that they have no objections to the proposed development, but however recommend that the applicants attention be drawn to the need to ensure the proposed easement is maintained to the water main that runs across the site.

At this stage there is no indication as to the form the design of the dwelling will take, this will form the subject of a future application for reserved matters. The objections raised by the Parish Council and a nearby resident, outlined above, whilst material cannot at this stage be proven as the final design of any resulting dwelling is yet to be proposed. 

Any future proposed design would have to respect the constraints of the site and the location of neighbouring properties, particularly to the southeast. I consider that permitted development rights should be removed in order to prevent any unneighbourly extensions in the event of the dwelling being constructed.

Having considered the submitted details, I see no material objections to the granting of outline consent, I therefore recommend accordingly.  



	SUMMARY OF REASONS FOR APPROVAL:

	The principle of the proposed development is considered acceptable; nor would the development have a detrimental impact upon highway safety.



	RECOMMENDATION: That conditional OUTLINE consent is granted.


DATE INSPECTED: 6 March 2013.














