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	Date Inspected:
	01/05/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of a new build house within garden curtilage 

	Site Address/Location:
	58 Bushburn Drive Langho BB6 8EZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections have been received in respect of the proposed development.

	United Utilities:
	

	No objection subject to the imposition of recommended conditions.

	CONSULTATIONS: 
	Additional Representations.

	

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME1 – Protecting Trees & Woodland

Policy DME2 – Landscape & Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2015/0187- erection of new build house within garden curtilage at 58 Bushburn Drive, Langho (Approved with Conditions)
3/2014/0395- erection of new build house within garden curtilage (refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is within the garden curtilage of a semi-detached dormer bungalow at the turning head of Bushburn Drive within the settlement boundary of Langho.

	Proposed Development for which consent is sought:

The application seeks to renew permission of a previously approved detached dwelling. Planning consent was approved in April 2015 for the erection of a single dwelling. This does not appear to have been implemented and the permission has lapsed on the 20th of April 2018. As such there is no fall-back position against which to consider this application.

The dwelling would measure approximately 7m by 10m with a ridge height of approximately 7m and an eaves height of approximately 2.5m. The proposed dwelling will include dormer windows on both the front and rear elevation. Both dormers will be set approximately 2m down from the main ridge; will have a depth of approximately 2m and width of approximately 6.5m with the face of the dormer projecting approximately 1.2m from the plane of the main roof. The plans include 4 solar panels to the front roof plane and off-street parking provision for 2 cars to the front of the proposed dwelling.

	Principle of Development:

The dwelling is sited within the main settlement of Langho. Langho is indentified within the Key Statement DS1 as a tier 1 settlement towards which some housing development is directed. While the residual need for Langh has been met, due to this application being a renewal of consent the dwelling will already be included within the Councils housing land supply figures for Langho, therefore an approval would not result in a net addition. As such I consider the proposed dwelling to comply with Key Statement DS1 and Policy DMG2 of the Ribble Valley Core Strategy.

	Impact Upon Residential Amenity:

The proposed property will be located approximately 2.4m from the neighbouring property 58 Bushburn Drive. While there are windows proposed on this elevation to serve the ground floor WC and first floor stairwell and hall, these will be obscure glazed as confirmed in an email from the agent dated 10/05/2018, retention of the obscure glazing will be required by condition. The neighbouring properties on the south side of Bushburn Drive lie at differing angles along the road. To the south and south east, lay 27 and 25 Bushburn Drive respectively. Both dwellings sit approximately 35m from the proposed dwellings front elevation it is due to this distance it is considered that there will be no significant impact caused by the proposal on the residential amenity of these neighbouring properties.
In view of the above, it is considered that the relationship that the proposed replacement dwelling would share with the neighbouring properties is acceptable in accordance with paragraph 17 of the NPPF which seeks to ensure that all new development provides a “good standard of amenity of all existing and future occupants of land and buildings” and the Ribble Valley Core Strategy Policy DMG1 which states that new development must:

•
Not adversely affect the amenities of the surrounding area;

•
Provide adequate day lighting and privacy distances

	Visual Amenity/External Appearance:

Policy DMG1 is used in the determination of planning applications in terms of their general design and appearance. Policy DMG1 also requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style.

The application property is set back from the highway by approximately 6m, 1m closer to the highway than the neighbouring line of properties along the north of Bushburn Drive, while the proposed dwelling will be visually prominent within the close due to it being set forward in the plot slightly, and having parking at the front of the property, and not to the side as is seen on the neighbouring properties; I do not consider the proposal to result in a significant negative impact on the visual amenity of the area. The proposal has been designed so as to reflect the architectural vernacular of the wider estate and thus will not result in a significant impact on the street scene. While I am mindful of the solar panels on the front plane of the roof it is my opinion that they will not significantly impact the visual amenity of the area.
In view of the above, it is considered that the proposed dwelling, albeit slightly larger than the neighbouring properties, will be sympathetic and in keeping with the surrounding are/buildings and in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

	Landscape/Ecology:

The application was submitted with an Arboricultural impact assessment, this assessment identified two trees to the south of the property which are to be retained and protected during construction.

	Observations/Consideration of Matters Raised/Conclusion:

In determination this application I am mindful of the previous decision to approve an identical scheme at the application site when considered against the core strategy. Taking this and all the above considered I recommend accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


