
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB/CMS

	Application No: 
	3/2014/0395/P

	Development Proposed:
	Erection of a new build house with detached garage within the garden curtilage of 58 Bushburn Drive, Langho, BB6 8EZ

	CONSULTATIONS: Parish/Town Council

	Langho Parish Council - No objections to this proposal.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections to the proposal on highway grounds but notes that the location of the new garage will require alterations to the kerb and footway and therefore request that the applicant is made aware that they need to contact the highway authority to do the works.
Electricity North West – Comment that the proposal could have an impact on their structure.

Environment Agency – No objections subject to certain technical requirements.

	CONSULTATIONS: Additional Representations

	One letter of objection has been received which objects to the proposal on the following grounds:

· 
Loss of view,
·          Loss of light to garden area due to the proposed garage coming right to the front of the property and overshadowing their land,
· 
Parking issues due to street parking at the end of Bushburn Drive will make it unsafe for children,
· 
Devaluation of property, and,
· 
Construction noise, traffic and access issues while the build is taking place.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan
Policy G1 - Development Control.

Policy G3 - Settlement Strategy.

Policy T1 - Development Proposals - Transport Implications.
Policy ENV13 - Landscape Protection.

The Core Strategy Submission version as proposed to be modified
Key Statement DS1 – Settlement Strategy.
Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.
Policy DMG3 - Transport and Mobility.

Policy DME1 – Protecting Trees and Woodlands.

Policy DME2 – Landscape and Townscape Protection.
Policy DME3 - Site and Species Protection and Conservation.
National Planning Policy Framework

Achieving Sustainable Development.

Core Planning Principles.

Section 7 – Requiring good design.

National Planning Policy Framework (NPPF).

National Planning Policy Guidance (NPPG).

	POLICY REASONS FOR REFUSAL:

	G1/ DMG1 – Harmful to both residential amenity and visual amenity.

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

	The application relates to the side garden of a semi-detached dormer bungalow located at the turning head of Bushburn Drive, Langho which has a side garden bounding onto a steep banking with Whitehalgh Lane located on lower ground.  The rear boundary of the property boarders the railway line.
Permission is sought to demolish an attached garage at the side of a semi-detached dormer bungalow and erect a detached dwelling and detached garage within the side garden of this property.  The dwelling would be parallel with the property to which the application related, albeit would project past the front and rear elevation of the property.  A garage is proposed at the top of the turning head of Bushburn Drive.

The proposed dwelling would be constructed of brick, and would have a tile roof. It would have approximate dimensions of 6.8m x 10.92m (overall) x 4.7m to the eaves and 7.2m to the ridge.  A canopy is proposed on the front elevation which would cover a bay window and a porch area (defined by an apex roof) that would project 0.8m from the front elevation.  The porch would contain narrow windows on either side of the door and in each of the side elevations.  Four solar panels are proposed to the front roofslope.  At the rear, two sets of patio/ double doors are proposed at both ground and first floors. The first floor doors would each have a Juliette balcony.  A chimney stack would be positioned centrally between the four openings at eaves level and would be 0.3m below the ridge line.
The proposal is for a shared driveway and for the existing property to have two parking spaces at the side of the house and for the proposed three bed dwelling one space is proposed within the garage and one space is proposed within the area at the front of the property.  The proposed garage would be positioned within the area at the front of the proposed dwelling within the corner that bounds the cul-de-sac turning head, with its entrance at this point.  It is noted that only three of the four elevations of the proposed garage have been submitted and no floor plan of the garage has been submitted, therefore, it is not known whether any windows are proposed that may overlook neighbouring dwellings.  The garage would have approximate dimensions of 6.2m x 3.72m x 2.3m to the eaves and 4.0m to the ridge.  Materials would comprise of brick walls and a tile roof.  Materials of the garage door have not been stated on the application form.  
Prior to the submission of this application the steep banking between Whithalgh Lane and the application site was covered in mature native trees. Most of the banking is in the ownership of LCC and some of it is owned by the applicant. According to local residents these mature trees were removed approximately 6 to 8 weeks before the application was submitted by the applicant.  No consent was obtained for removing these trees from LCC and it appears at least one of the trees removed within the applicants ownership was covered by a Tree Preservation Order, the matter has therefore been passed to the Council’s Countryside Section to deal with under Tree Protection legislation.  

The Development Strategy put forward in Key Statement DS1 as proposed to be modified (Main Modification 21 & 25) seeks to direct the main focus of new house building to the Strategic Site and the Principal Settlements of Clitheroe, Longridge and Whalley and Tier 1 villages which are considered the more sustainable of the 32 defined settlements.  Langho is included in this Tier 1 category.   Policy DMG2 is therefore applicable and states:
“Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the more sustainable defined settlements (Tier 1 villages) should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.”
The proposal is for a dwelling located within the defined settlement limit of Langho and would result in a logical infill development when looking at the settlement as a whole on plan view.    I therefore consider the proposal to be compliant with Council’s settlement strategy and thus consider the principle of a new dwelling in this location acceptable. 
Turning to development management policies, Policy G1 of the DWLP requires development to “be sympathetic to existing and proposed land used in terms of size, intensity and nature” and that the “density, layout and relationship between buildings is of major importance”.  It also advises that “particular emphasis will be placed on visual appearance and the relationship to surroundings as well as the effects of development on existing amenities”.
One of the Core Planning Principles within the NPPF requires LPA’s to “always seek to secure high quality design and a good standard of amenity for future occupants”.

Bushburn Drive is characterised by dormer bungalows on both sides with garden and driveways forming an intervening strip between the properties and the road.  The scale of the proposed dwelling and garage is disproportionate to the plot size and the neighbouring dwellings, and is thus not sympathetic to existing and proposed land used in terms of size, intensity and nature.  The proposal is therefore contrary to Policy G1 of the DWLP and one of the Core Planning Principles within the NPPF.  
The proposal is for a two storey dwelling and given its location at the turning head of Bushburn Drive it would appear prominent within the street scene.  The design of the proposed dwelling would appear at odds with the rest of the street scene by virtue of its scale and massing.  This is accentuated by its width and its projection forwards of the principle elevation of the dormer bungalows on the north west side of Bushburn Drive, the difference in eaves level of approximately 2.2m, and the canopy, porch projection, and bay window would bring a complexity to the street scene that currently does not exist.  To the rear, the solid to void ratios resulting from the fenestration details of four patio doors with Juliette balconies at first floor and a chimney stack projecting from the eaves presents a design that is again is not in keeping with the characteristics of the area.  The gable elevation of the existing dwelling is extremely prominent from Whitehalgh Lane even though the roadside is set at a lower level than the existing dwelling set some distance from the banking; the proposed gable is set much closer to the roadside and therefore the first floor window opening in particular will become unduly prominent within the street scene and is again not characteristic of the prevalent architectural style in the locality, approval would therefore be detrimental to the visual amenities of the area.

The proposed garage is to be located at the end of the turning head and this would have a similar, if not greater, effect on the visual amenities of the street scene of both Whitehalgh Lane where it would be positioned on the edge of the high banking, again appearing unduly prominent within the street scene, and Bushburn Drive.  With regards the latter, when viewing the site from Bushburn Drive the garage would be far forwards of the established building line and when travelling from the opposite end of Bushburn Drive towards the application site the garage would intrude into the open space and its resulting sense of openness that currently exists between the properties on either side of the road and this would detract from the amenities of the street scene. Again, I consider approval would be detrimental to the visual amenities of the area.
I note that the applicant is proposing to plant a line of deciduous trees on the land they own on the edge of the banking, however, these will take many years to mature and I still consider the design of the dwelling to be not in keeping with the characteristics of the estate on which it will be sited.   The matter of a tree covered by a TPO being removed without permission has been passed to the Countryside section of the Council who will deal with the matter separately.
Turning to residential amenity, my main concern is with the rear fenestration details.  The two first floor Juliette balconies would, by virtue of being able to stand within the windows even open or closed, combined with the rear elevation of the property projecting further than the rear of existing dwellings, result in significant overlooking of the rear garden areas of neighbouring dwellings not currently experienced.  It is considered that existing and future neighbours would feel an unacceptable level of overlooking which would adversely affect the privacy currently enjoyed, and thus the proposal would have an adverse effect on their amenity.  I therefore consider the proposal should also be refused on this basis.
I note the objection received from a neighbour whose garden area bounds the south boundary of the site and is concerned that the proposed garage would result in loss of light to their garden.  Whilst I empathise with this concern and some overshadowing of the northern most part of their garden would occur, this overshadowing would not affect any habitable rooms within their property and is thus the harm would not be so significant to justify refusing the application on this basis.  
The concerns regarding loss of view, devaluation of property and construction noise/ disturbance are not material considerations and therefore the LPA cannot consider them in the determination process.  However, the concern regarding parking and congestion are material considerations. In respect of parking provision and highway safety, the Highway Authority has been consulted on the application and has been made aware of the concerns raised.  They have raised no objections to the proposal and the LPA accepts the Highway Authority opinion.
To conclude, the proposal does not represent sustainable development because of the harm the proposal would cause to both residential amenity and visual amenity outweighing any social, economic or environmental benefits, and I thus recommend the application accordingly.



	RECOMMENDATION: That permission be refused.



	

	


DATE INSPECTED: June and July 2014











This report needs to be read in conjunction with the Decision Notice.
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