Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0267

	Development Proposed:
	Proposed erection of one detached house at land adjacent 74 Knowsley Road, Wilpshire BB1 9PN.

	CONSULTATIONS: Parish/Town Council

	Wilpshire Parish Council have objected to the application on grounds of impact upon the streetscene and that the erection of the dwelling will result in the loss of a hedgerow.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways have provided observations in relation to the application and requested that the proposed dwelling be set back a further 500mm to prevent parked vehicles overhanging the highway.



	CONSULTATIONS: Additional Representations

	Two neighbour representations have been received in respect of the application objecting on the following grounds:

· Proposed dwelling is not in keeping with the area.

· Loss of hedgerow.

· Negative impact as a result of the erection of the dwelling.

· The application contains misleading information.

· The new access will result in the demolition of an existing dry-stone wall.

· Increase in vehicular movements.

· Detrimental to the historic character of the area.

· Loss of privacy.

· Detrimental impact as a result of construction works to the property.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 
Policy G1 - Development Control. 

Policy G3 - Settlement Strategy. 

Core Strategy 2008 – 2082 – a Local Plan for Ribble Valley Regulation 19/22 Consultation Draft 

Policy DMG1 – General Considerations. 

Policy DMG2 – Strategic Considerations. 

Policy DME2 – Landscape and Townscape Protection. 

National Planning Policy Framework (NPPF).


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

	Consent is sought for the erection of one detached dwellinghouse at land adjacent 74 Knowsley Road, Wilpshire, BB1 9PN.

The proposal site is located within a side garden area which currently forms part of the residential curtilage of 74 Knowsley Road.  74 Knowsley Road is an end of terrace property within a run of 4 dwellings. The existing property is of a typical two-storey cottage style terrace of rendered facing materials and associated painted stone surrounds.

The proposal seeks consent for the erection of a two storey detached cottage style dwelling, being set approximately 1790mm to the north of the existing property being approximately 895mm from the shared boundary and set approximately 1000mm to the south of the existing extents of the properties residential curtilage/site boundary. 

Objections have been received relating to the overall appearance of the dwelling and the resultant detriment to the historic character of the area.  Amended plans have been received in respect of the appearance of the proposal and the front boundary treatment/vehicle access.  The proposed dwelling will be approximately 4900mm to eaves with an approximate overall ridge height of 7573mm, being 6100mm in width and 8300mm in depth, in respect of the proportions of the dwelling I would consider it responds well to the overall proportional relationships found in the vicinity and responds well to the scale of the existing neighbouring properties. 

It is proposed that the dwelling will be of rendered facing materials with stone window/door surrounds to the front (West) and side (North) elevations, with exposed rafter feet detailing, amended plans received also detail alterations to the window proportions to allow it to integrate successfully within the streetscene. 

Vehicular parking for the dwelling will be provided within the front forecourt area with access provided directly off Knowsley Road, the access width provided is in excess of 4000mm with a forecourt/front yard area measuring approximately 5800mm x 6500mm and therefore is adequate to accommodate two motor vehicles, comments from LCC Highways have been received requesting the setting back of the dwelling by 500mm to prevent vehicles overhanging the highway which has been addressed through the submission of amended plans.

In assessing the proposal I am mindful that a number of objections have been received in relation to the detrimental impact upon privacy and loss of light resultant from the development.  In terms of separation distances the proposed dwelling is set approximately 6000-7000mm from 70 Knowsley Road to the North (side) and approximately 35m from the nearest property to the rear (East) with a substation being located between both properties. 

I therefore consider the separation distances more than adequate to preserve the amenities of neighbouring occupiers, furthermore I do not consider that the proposal would result in a loss of privacy given the primary window on the north elevation at ground level will be obscure glazed and the first floor window on the aforementioned elevation will serve an upper landing/ stairwell.

I am mindful that concerns have been raised in relation to the loss of light resultant from the proposal, given the solar orientation of the site and the topographical relationship with Number 70 to the north I do not consider that there will be any significant loss of light that would be of detriment to existing or future occupiers.

Whilst it is accepted that the proposal will result in an increase in vehicular movements within the area and in particular to the frontage of the property, I do not consider the level or frequency of such movements will be of an extent that will be of detriment to residential amenity and consider the proposed arrangement acceptable given a similar arrangement exists on properties opposite the application site.

Other concerns have been raised in relation to the detrimental impact resultant from the construction phase of the development, matters of disturbance/damage as a result from construction works is not a material planning consideration, however I consider, given the modest scale of the development, that it is unlikely to result in significant long-term disturbance.

As such, it is for the above reasons that I recommend accordingly. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant detrimental impact upon the visual amenity of the immediate or wider context.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 20/05/2013














