Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/1031

	Development Proposed:
	Proposed demolition of existing former public convenience and erection of a one and a half storey dwelling-house.  Removal of 1 no. tree and proposed tree replanting and associated external landscaping works.  Proposed stone boundary wall alteration to improve turning and access onto Slaidburn Road. Site of former Public Convenience, Slaidburn Road, Waddington.

	CONSULTATIONS: Parish/Town Council

	No response

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways – No objection

	United Utilities – No objection subject to the imposition of conditions

	CONSULTATIONS: Additional Representations

	One letter of representation has been received in respect of the application objecting on the following grounds:

· Ownership issues in relation to the proposed vehicular access.

· Concerns over pedestrian access.

· Boundary fencing should be erected.

· Accuracy of submitted information



	RELEVANT POLICIES:

	Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.
Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection
Policy EN5 – Protecting Heritage Assets

Policy DME4 – Protecting Heritage Assets
Other relevant policy considerations:
Bolton-by-Bowland Conservation Area Appraisal.



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

	Consent is sought for the demolition of the existing Waddington Public Convenience and the erection of a one and a half storey dwelling.  The submitted details also propose the removal of an existing tree on site, associated landscaping works and alterations to an existing boundary wall.

The development site is located to within the identified Waddington Conservation Area, located approximately 60m to the north west of Waddington Square fronting Slaidburn Road.  The development site currently accommodates a single storey public convenience.  Directly to the south west of the development site is a single storey garage block with fields to the northwest and a two storey dwelling (“Cobblestones” No. 80 The Square) to the south-east.

The submitted application details the erection of a on and a half storey 2 bedroom dwelling of reclaimed natural stone construction with glazed gable elements and reclaimed stone window surrounds/detailing.  It is proposed that parking for the residents will be accommodated to the west of the proposed building in an area that falls within the applicants ownership providing provision for 2 spaces.

The application has been the subject of significant pre-application discussion/negotiations which has resulted in a departure from the original intention to construct a two storey dwelling with a mix of stone, render and timber clad elevations.  The Local planning Authority advised that adopting a “coach-house” approach would potentially allow the scale of the dwelling to be reduced whilst re-orientating the gable to the primary elevation to allow for accommodation to be contained within the roof void whilst lessening the perceivable scale of the dwelling when viewed upon approach from the north-west, with the roof plane being the visually dominant element.  It was also advised that this allow the gable to match the orientation of the gabled elements of the old school house to the northwest and potentially act as a gateway feature into this portion of the conservation area.

It was also encouraged that the proposal embody elements of bespoke design that would reflect a level of “craft and consideration” that would aid in contributing to and enhancing the overall long-term architectural value and setting of the identified conservation area.  This has been reflected in the addition of timber fin detailing to the glazed elements that will benefit from substantial reveals, bespoke chimney stack detailing, exposed rafter feet and exaggerated eaves overhangs.  

In relation to detailed design I am mindful that the proposal is located within an identified conservation area, it is therefore considered, to ensure the Local Planning Authority is satisfied with the proposed execution of the detailed elements, that conditions be added to the application requiring section details to be provided prior to the commencement of the development.  

The proposal employs proportions that allow the reclaimed stone facades to remain dominant to aid in evoking the notion that the glazing is potentially a later addition to an existing structure.

The proposal also seeks consent for the removal of an existing tree on site, a separate tree application has been submitted in respect of this (Ref: 3/2013/0559) which has yet to be determined.  The Local Planning Authorities Countryside Officer has stated he has no concerns regarding the removal of the tree and considers it to be of low landscape visual amenity value.  The granting of this consent will therefore supersede the aforementioned tree works/removal application, given the comments of the Countryside Officer and that the application proposes the planting of a replacement tree I have no over-riding concerns in relation to this element of the proposal.

One letter of representation has been received in respect of the application largely in relation to issues of land and highway ownership. These issues have been clarified through the submission of additional ownership and land registry information.  The letter of representation also raises issues of pedestrian access which should only be from the front of the site utilising the existing gate, whilst matters of land ownership are a private matter I consider it reasonable to condition details of a boundary wall/treatment to be submitted that will preclude pedestrian access from the southeast extents of the development site.  The letters also raises issues regarding visibility splays at the access point, LCC Highways have raised no objection to the proposal, however details of the alterations to the existing boundary wall and will be required to be submitted prior to the commencement of the development.

In relation to residential amenity, I do not consider, by virtue of the window locations and scale of the proposal, that the development, as submitted, would result in the detriment of the residential amenities of neighbouring occupiers.

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 visual impact upon the setting of the Conservation Area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12/11/2013














