RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE
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DEVELOPMENT DESCRIPTION:

DEMOLITION OF EXISTING GARAGES AND ERECTION OF ONE DWELLING AT LAND OFF DAVIS STREET, LONGRIDGE PR3 3NL
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

No representations received in respect of the application.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

No representations received in respect of the application.
UNITED UTILITIES:

No response received.
ADDITIONAL REPRESENTATIONS:

Six letters of representation have been received objecting to the application on the following grounds:

· Impact upon residential amenities
· Loss of parking and resultant increase in on street parking of vehicles

· Inadequate access 
· Party wall issues

· Fumes from the proposed chimney

· Increase in noise and disturbance resultant from construction works

1.
Site Description and Surrounding Area
1.1
The application site relates to a 0.08 Ha parcel of land located to the rear of Davis Street Longridge.  The site is a triangular piece of land which is bounded to the north by properties fronting Davis Street, to the west by those fronting Inglewhite Road and to the south by dwellings that front Crumpax Avenue.
1.2
The site current accommodates a number of lock up garages and two outbuildings that benefit from first floor level floor space with garages below.  Vehicular and pedestrian access is provided at the north western extents of the site off Davis Street.  The area is predominantly residential and largely typified by two-storey terraced dwellings of stone built construction.  The site is located within the currently defined settlement boundary of Longridge and lies within the defined Longridge Conservation Area.

2.
Proposed Development for which consent is sought
2.1
Consent is sought for the erection of a single storey bungalow style dwelling with associated private residential amenity space.  The submitted details propose the demolition of all buildings on site save that of a proposed garage and existing two storey outbuilding, both of which are to be retained as part of the proposal.
2.2
It is proposed that the dwelling will provide two bedrooms with living area, kitchen, dining area and study all being accommodated at ground floor level.
2.3
The dwelling employs gabled roof forms throughout its entirety with the highest ridge point of the dwelling being a height of approximately 4.7m with an eaves height of approximately 2.1m.
2.4
The submitted details propose that the principal (West) elevation of the dwelling will be faced in random natural stone with cut stone window surround detailing, the remainder of the dwelling will be clad in horizontal timber cladding.  
2.5
Dedicated parking provision is provided in the form of a garage that will be retained on site with provision also being provided to accommodate the parking of two vehicles externally in front of the garage.  It is further proposed that an existing building will be retained on suite for the purposes of storage/workshop ancillary to the enjoyment of the household.
3.
Relevant Planning History


None directly relevant to the determination of the current application.
4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement DMI2 – Transport Considerations
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework
5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The site is located within the currently defined settlement Boundary for Longridge, being located approximately 140m to the north of Berry Lane/Towneley Parade, the defined Main Centre of Longridge as identified within DMR2 of the Adopted Core Strategy.
5.1.2
Key Statement DS1 of the Ribble Valley Core Strategy states that the majority of new housing development will be concentrated within an identified strategic site located to the south of Clitheroe towards the A59 and the principal settlements of Clitheroe, Longridge and Whalley. 

5.1.3
The current outstanding residual housing need for Longridge as of the latest published monitoring position is 25 dwellings/units.  However, I am mindful of the recent resolution passed by Planning Committee, to defer and delegate, for approval, application 3/2016/0974 for the erection of 275 Dwellings off Preston Road Longridge.  Taking into account the aforementioned recommendation, it is likely that the impending future housing monitoring position will conclude that there is no longer any outstanding residual housing need for Longridge. However it is important to be mindful that the outstanding residual need is a target to be met and not a ceiling for development.  Any oversupply and its proportional/relative surplus over and above identified residual housing need would have to be assessed in relation to potential harm to the overall development strategy for the Borough and whether such an oversupply (where applicable) would preclude the ability for the LPA to plan for future sustainable growth.  
5.1.4
In this respect, taking account of the latest monitoring position and the likely future revised position, I do not consider the quantum of development proposed would result in any demonstrable or quantifiable harm to the Development Strategy for the Borough.
5.1.5
Therefore given the sites proximity to existing services/facilities and its location within the defined settlement boundary for Longridge, notwithstanding other Development management considerations, the development is considered to be in broad accordance with the aims and objectives of the adopted overarching Development Plan and Development Strategy for the borough relating to the location and siting of new housing growth.
5.2
Impact upon Residential and Visual Amenity:
5.2.1
The proposed dwelling, whilst being located in close proximity to the existing shared northern and southern boundaries, is single storey in height with the proposed eaves height of the dwelling being comparable and in some cases lower than that of the existing boundary treatments.  In this respect and in relation to direct physical impact it is unlikely that the proposed dwelling will have any significant undue effects upon existing residential amenity.
5.2.2
It is proposed that all windows to the north and south elevations will be obscure glazed save that of the windows serving a study and utility room located on the southern elevation.
5.2.3
Given the orientation of the aforementioned windows and taking account of the rooms which they serve I am satisfied that it is unlikely that there will be any significant general overlooking issues as a result.  However, I recognise there may be some direct overlooking from existing properties at first floor level but on the basis of appropriate conditions relating to boundary walling I consider it to be acceptable.
5.2.4
Given the orientation of the proposed primary habitable room windows I do not consider the proposal will be of detriment to residential amenity.  Furthermore, taking account of the solar orientation of the proposed dwelling and that the building is to be lower than that of all neighbouring properties, I do not consider the proposal would result in an undue detrimental impact upon the amenities of neighbouring occupiers by virtue of a loss of light or overshadowing.
5.2.5
In respect of the potential visual impact of the proposal, taking into account the overall scale of the dwelling, the materials proposed and elevational language, I do not consider that the proposal would be of detriment to the character or visual amenities of the area or the designated Longridge Conservation Area.
5.3
Highway Safety and Accessibility / Public Rights of Way:
5.3.1
At the time of writing this report no representation have been received from the Highway Development Control Section in respect of the proposal.  The existing access off Davis Street is currently used by vehicles accessing the garaging, in this respect I do not consider that the proposal would be of any additional detriment to the operation of the immediate highway compared to that of the existing.  
5.3.2
Given the access is currently utilised and taking into account the number of garages accommodated on site (12 garages), it is logical to conclude that the number of vehicular movements associated with a single dwelling are likely to be lesser in frequency and number than that of the existing use.

5.4
Landscape/Ecology:
5.4.1
The application has been accompanied by a Bat Survey that has identified that the existing buildings to be demolished contain no evidence of Bat roosting and concludes that the removal of the buildings will not result in the loss of any foraging or roosting habitat.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Given the separation distances between existing and proposed dwellings and taking account of the orientation of primary habitable room windows I do not consider that the proposal would result in any significant detrimental impact upon existing or future residential amenity.  

6.2
The proposal is further considered to be of an appropriate scale and design when taking into account the character and designation of the immediate area and it is considered that the proposal will not result in any significant detrimental impact upon the character or visual amenities of the area.
6.3
It is for the above reasons and having regard to all material considerations and matters raised; the application is recommended for approval subject to the imposition of relevant planning conditions.
RECOMMENDATION: That the application be APPROVED subject to the following conditions:
1.
The development hereby permitted shall be commenced before the expiration of three years from the date of this permission.

REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:


Proposed Plans and Elevations:  5219-P01 Revision A

REASON:  For the avoidance of doubt since and to clarify which plans are relevant to the consent hereby approved.

3.
Notwithstanding the submitted details, samples of all external surfaces, including surfacing materials and their extents, of the development hereby permitted shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict accordance with the approved details.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.

4.
Notwithstanding the submitted details, elevational details of the height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details.


REASON:  To comply with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area and to protect existing neighbouring residential amenity.
5.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) shall be submitted to and approved in writing by the Local Planning Authority.  


For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height and scale and location of the proposed housing in relation to adjacent existing development/built form (where applicable).  The details shall clearly show the eaves and ridge heights of the proposed building/dwelling(s) relative to the eaves and ridge heights of existing neighbouring development/built form.  The development shall be carried out in strict accordance with the approved details.


REASON:  In order that the Local Planning Authority may ensure that proposed development responds appropriately to the topography of the site, is appropriate to the locality and to ensure the development does not result in any detrimental impact upon residential amenity in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
6.
The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the dwelling hereby approved and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.


REASON: To ensure to ensure that adequate parking provision is retained on site in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

7.
The existing outbuilding to be retained (as indicated on drawing 5219-Po1 Revision A) shall solely be used for workshop/storage purposes ancillary to the dwelling hereby approve and for no other purpose unless otherwise agreed in writing by the Local Planning Authority.

REASON: To clarify the nature of the consent hereby approved and in the interests of neighbouring residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwelling hereby approved unless planning permission has first been granted by the Local Planning Authority.


REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the immediate area in accordance with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.
9.
The windows in the north and south elevations of the dwelling hereby approved indicated to be ‘opaque glazed’ (Drawing 5219-P01-RevisionA) shall be fitted with obscure glazing (which shall have an obscurity rating of not less than 4 on the Pilkington glass obscurity rating or equivalent scale) and shall be non-opening, unless the parts of the window which can be opened are more than 1.7 metres above the floor of the room in which the window is installed.  The windows shall remain in that manner in perpetuity at all times unless otherwise agreed in writing by the Local Planning Authority.  


REASON: To protect nearby residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
BACKGROUND PAPERS

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F0207

