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	Date Inspected:
	07/04/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of a new detached house with integral garage.

	Site Address/Location:
	Plot 1 The Old Bowling Green Cherry Drive Brockhall Village Old Langho  BB6  8BA

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	One letter of support has been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DS1 – Development Strategy

Policy DS2 – Sustainable Development

Policy H1 – Housing Provision

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2012/1012 - Clearance of former bowling green and gardens for the erection of a large, 2-storey property with annex. APPROVED

3/2013/0323 - Proposed clearance of previous Bowling Green & Gardens for the erection of 1no. detached 2.5 storey property with detached garage and 1no. detached 2.5 storey property with integral garage. APPROVED

3/2013/0844 - Resubmission of approved application 3/2013/0323.  Clearance of previous bowling green and gardens for the erection of one detached 2.5 storey property with detached garage and one detached 2.5 storey property with integral garage.  This application seeks to alter the smaller property (Plot 2 - with integral garage) by removing the quoin detail and modifying the pitch of the main roof and front elevation, gable roofs to 45 degrees. APPROVED

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the erection of a two storey detached dwelling on plot 1 of the Former Bowling Green, Cherry Drive, Brockhall Village. Permission has previously been approved for the erection of a dwelling on this site as part of a development of two detached properties. The other dwelling, on plot 2, has since been completed and is now occupied. This application seeks to alter the scale and design of the proposed dwelling on plot 1. The site was formerly a bowling green however is now currently vacant with the site having been cleared ready for development. It lies adjacent to Brockhall Village Nursery.
The proposed dwelling is a large detached 5-bed property with accommodation provided over two floors. The dwelling would have an eaves height of 5.1m and a ridge height of 9.1m and would be constructed using ‘furness’ facing bricks with natural sandstone window and door surrounds and a natural slate roof. The dwelling would have a width of 22.5m and a depth of up to 17.8m. The front elevation would face Cherry Drive and would incorporate two front projecting gables and the dwelling would also provide an integral double garage with living accommodation above. The building would be set within a generous plot with a number of protected mature trees lining the front of the site. In determining the application it is important to consider the principle of the development, its impact of the visual appearance of the surrounding area, its effect on the residential amenity of neighbouring occupiers and its impact on trees.

	Observations/Consideration of Matters Raised/Conclusion:
In terms of assessing the principle of residential development in this location, it is important to have regard to the Development Plan unless material considerations indicate otherwise (Section 38(6) Planning and Compulsory Purchase Act 2004) and that in determining planning applications the presumption in favour of development should be applied (NPPF). The building lies within the Brockhall Village development which is identified as a Tier 2 settlement in Policy DS1 of the Core Strategy. The Development Strategy put forward in Policy DS1 seeks to direct the main focus of new house building to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and Tier 1 villages which are considered the more sustainable of the 32 defined settlements. In respect of dwellings in Tier 2 villages Policy DMG2 requires development to meet at least one of six criteria. These criteria include proposals that are: essential to the local economy or social well-being of the area; needed for forestry or agriculture; local needs housing; small scale tourism or recreational developments; small scale uses appropriate to a rural area; and uses compatible with an enterprise zone designation. The proposed development consisting of one open market dwelling would not accord with any of the considerations listed in this Policy. However, there remains extant consent on this site for the erection of one dwelling and this is a particularly important material consideration given that the development for which permission has been given could be implemented at any time. Therefore, in this case given the fallback position of a similar existing consent on the site it is considered that the proposals are acceptable.
In terms of its design, the proposed dwelling would be similar in scale to the building for which permission has already been granted. The eaves and ridge height of the dwelling would be commensurate to the neighbouring property. The neighbouring dwelling is faced with white render with stone surrounds and in this regard the proposed dwelling would not sympathise with this property. However, other dwellings in the immediate area are faced with brick and as such the proposed materials are unlikely to result in any visual discordance with surroundings. There is some seclusion afforded by trees in the north west corner of the site, some of which are protected by a Tree Preservation Order. A number of trees have already been removed due to their location in relation to the new vehicular access and the applicant is proposing a landscaping scheme for the site which includes replacement tree planting to maintain the secluded nature of the site.
In terms of its impact on the residential amenity of neighbouring occupiers, the nearest neighbouring dwellings to the rear of the application site are Bowling Green Cottages located at a distance of around 28m. Therefore, given the separation distance I do not consider that the scheme would have a detrimental impact on the privacy of these neighbouring occupants. There would be no windows overlooking Brockhall Village Nursery to the south-west and whilst the single storey rear family room would have south-west facing windows there is an existing close boarded timber fence which restricted any views onto neighbouring land associated with the nursery. Similarly, to the north-east of the application dwelling the neighbouring property would have ground floor windows from the family/garden room facing the proposed dwelling. A 1.8m close boarded timber boundary fence would restrict direct views into neighbouring garden areas and would maintain an acceptable level of privacy for the occupiers of the existing property and any potential future occupiers of the dwelling proposed as part of this application.
Other matters
As noted earlier in this report, there are protected trees in the northwest corner of the site that would not be affected; however there are some trees within influencing distance of the development. The Arboricultural Impact Assessment, submitted with previous applications and dated March 2013, provides guidance on the trees to be removed. All of the tree work that was granted consent in previous applications appears to have been undertaken. Nonetheless, there remains the need to protect the remaining trees in accordance with BS583:2012 [Trees in Relation to Demolition, Design & Construction] as detailed in the Tree Protection Plan.
The existing driveway, exiting directly from Cherry Drive, consists of tarmac and compacted earth at present. The driveway is to be extended and adapted to establish a direct access way to the property. It is considered that the proposals satisfy the parking requirements and would not result in any harm to highway safety. Taking into consideration the above, the proposals does not raise any highways concerns.
In summary, the proposed development would not result in any harm to the character and appearance of the surrounding area, nor will it cause any significant harm to the amenities of neighbours or highway safety. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved


