Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2015/0187/P

	Development Proposed:
	Erection of new build house within garden curtilage at 58 Bushburn Drive, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposal raises no highway concerns and therefore no objections to the proposal on highway safety grounds.
United Utilities – No objections.

Environment Agency - No objections subject to certain technical requirements.

	CONSULTATIONS: Additional Representations.

	One letter has been received which raises objection to the application on 3 grounds, as follows:
1.
The cars which relate to this property will not be parked as others on Bushburn in setback driveways but in an area for parking on the edge of the cul-de-sac in direct line of sight of a neighbouring property.  This will stand out from all the properties in this inappropriate way.

2.
Cul-de-sac is used for turning and additional parking directly next to where cars are turning will be to the detriment of highway safety.

3.
Concerns regarding congestion during construction.

	RELEVANT POLICIES:

	Core Strategy (Adopted Version
Key Statement DS1 – Development Strategy.

Key Statement DS2 – Presumption in Favour of Sustainable Development.

Policy DMG1 – General Considerations.

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

Policy DME1 – Protecting Trees and Woodland.

Policy DME2 – Landscape and Townscape Protection.
Policy DME3 – Site and Species Protection and Conservation.

National Planning Policy Framework (NPPF).

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

	Consent is sought for the erection of a dwelling within the side garden of a semi-detached dormer bungalow at the turning head of Bushburn Drive within the settlement limit of Langho.
There has been a previous refusal on this site under 3/2014/0395/P for a dwelling on the grounds of harm to residential and visual amenity.  The proposal here has been devised to take into account the concerns raise in relation to the refused scheme and now denotes a dwelling more in keeping with the style of surrounding properties.  The dwelling would have overall approximate dimension of 7m x 10.1m x 7.2m in height with dormer windows to both front and rear they extend roughly across the whole width of the property.  Construction materials are artificial stone under a concrete tiled roof with the dormers clad in concrete tiles.  The plans denote 4 solar panels to the front roof scape.  Parking provision is in the form of 2 off-street spaces with a landscaping scheme submitted for the site boundary with Whitehalgh Lane to the west.

Turning in the first instance to the principle of development the Core Strategy has been adopted since the previous refusal.  In terms of Development Strategy DS1 seeks to direct development towards more sustainable settlements in the borough and Langho is identified as a Tier 1 settlement to which a modest amount of new housing is to be directed over the plan period.  I am mindful that consent and resolutions to approve to date have in effect met the residual requirement for Langho but that the provision of one additional dwelling (approximately 5% of the total requirement) would not in itself prove significantly detrimental or harmful to the adopted Development Strategy.  Thus the scheme is in accord with DS1.  Policy DMG2 requires development to be in accordance with the Core Strategy and as outlined earlier the site is within the settlement limit and therefore no objections are raised in respest of this Policy as infilling in this location would be an efficient use of land.

Next regard should be had to design matters and impact on surrounding residential amenity.  The scheme has been the subject of pre-application advice which has resulted in a proposal that would not prove detrimental to the street scene as it more closely reflects the vernacular of the wider estate.  Concerns were also raised previously about the relationship with Whitehalgh Lane but the revisions to design since the refusal and as part of this submission to reduce the size of the first floor opening have satisfactorily addressed this.  I am mindful of the solar panels to the front elevation but raise no significant visual concerns about this aspect.

Turning to residential amenity the concerns on the previous scheme were associated with Juliette balconies and overlooking of rear garden areas.  Given the revisions to the scheme the proposal is now a dormer property and whilst there would still be windows to the rear elevation it is considered that the level of overlooking from these would be reduced and thus not at a level where a refusal on this ground could be substantiated on appeal.

Comments have been received from a neighbour regarding concerns over parking and there are no objections to the layout shown from the County Surveyor on highway safety grounds.  The visual impact on the street scene of the parking arrangements shown has been considered and whilst this is different from the other properties in the immediate area the impact is not considered so significant as to warrant an unfavourable recommendation on that ground alone.

Therefore having regard to all the above I am satisfied that the concerns which led to the previous refusal on this site have been overcome and that the dwelling now put forward accords with adopted policy.  I thus recommend accordingly.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 











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








