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	Date Inspected:
	27/06/18
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of three dwellings (revised proposal following planning permissions 3/2016/0771 and 3/2015/0615).

	Site Address/Location:
	Land adjacent to 17 Brookes Lane Whalley BB7 9RG

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	United Utilities
	

	According to our records there is an easement crossing the proposed development site which is in addition to our statutory rights for inspection, maintenance, and repair.  The easement dated 09/09/1936 UU Ref: 40/00278/1 has restrictive covenants that must be adhered to.  It is the responsibility of the developer to obtain a copy of the document, available from United Utilities

Legal Services or Land Registry and to comply with the provisions stated within the document.

Under no circumstances should anything be stored, planted or erected on the easement width.  Nor should anything occur that may affect the integrity of the pipe or United Utilities legal right to 24 hour access.

	Cadent Gas:
	

	Cadent have identified operational gas apparatus within the application site boundary.  This may include a legal interest (easements or wayleaves) in the land which restricts activity in proximity to Cadent assets in private land.  The Applicant must ensure that proposed works do not infringe on Cadent’s legal rights and any details of such restrictions should be obtained from the landowner in the first instance.

If buildings or structures are proposed directly above the gas apparatus then development should only take place following a diversion of this apparatus.  The Applicant should contact Cadent’s Plant Protection Team at the earliest opportunity to discuss proposed diversions of apparatus to avoid any unnecessary delays.

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	Four letters of representation have been received objecting on the following grounds:
· Increase in vehicular movements
· Commercial vehicular access across the land will be denied by existing residents

· Overdevelopment of the site

· Impact upon residential amenity

· Impact upon the character of the area

· Highways safety

· Loss of light



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

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

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2016/0771:

Erection of a detached two storey dwelling.  (Approved)

3/2015/0615:

Erection of two detached dwellings with detached garages.  (Approved)

3/2015/0646:

Erection of a one-bed granny annex.  (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a parcel of land located directly adjacent and to the north-west of 17 Brookes Lane Whalley.  The site is bounded to the west by 24-32 Clitheroe Road with the site being bounded to the north by a portion of greenfield land that benefits from an extant outline consent for a primary school development as approved under application 3/2013/0137.
The site is currently greenfield in nature and also accommodates a standalone structure that accommodates garages associated with numbers 17,19 and 21 Brookes Lane.  The site is located within the defined settlement boundary of Whalley directly adjacent the Whalley Conservation Area (CA) with a portion of the vehicular access point being located within the designated CA.

Public Right of Way Footpath 29 runs the site running south-east to north-west linking Brookes Lane and Clitheroe Road.


	Proposed Development for which consent is sought:

Consent is sought for the erection of three detached two-storey dwellings with associated garaging and landscaping/public realm works.  Vehicular and pedestrian access will be provided off the northern extents of Brookes Lane to the eastern extents of the site.  A secondary pedestrian access will be provided at the north-western extents of the site by virtue of an existing footpath link to Clitheroe Road which forms part of PROW footpath 29.
The submitted details propose the erection of three dwellings with associated garaging, garden areas and an element of public realm works within and informal courtyard.  plot 01 to the western extents of the site benefits from a detached double garage with the garage serving plot 02 being integral to the dwelling.  The garaging for plot 03 is accommodated within a detached garage block that also accommodates a double garage arrangement for number 19 Brookes Lane to mitigate the loss of the existing garaging facilities.  A detached garage is also provided towards the eastern extents of the site to serve number 17, once again to mitigate the loss of the dwellings existing garaging which is proposed to be demolished as part of the proposal.  Tow visitor parking bays are also provided within the courtyard area.
It is proposed that the existing PROW will be maintained with the routes interface with the Clitheroe Road footpath link being upgraded to include railings and hedgerow to delineate the route and a portion of the route to be formally surfaced in Bitmac.
The submitted details propose that plot 01 will be a 4 bedroom dwelling, with plot 02 accommodating 5 bedrooms and plot 03 having three bedrooms.

The Haweswater Aquaduct runs east to west at the northern extents of the site with a 6.5m easement being provided including an additional 3.5m stand-off.



	Impact upon Character/appearance of Conservations Area:

The proposal site directly abuts the northern extents of the identified Whalley Conservation Area (CA) and therefore has a direct inter-visibility with the designated area.
The site is likely to be largely read or be visible from the north by virtue of an existing footway serving a recently completed housing development.  It is also likely that the public will experience the development due to the presence of an existing public right of way that runs through the site.  In this respect the transition from the CA to that of the proposal is likely to be seamless in that the perceived change or effect upon the CA is likely to be minimal and largely confined to the immediate context.



	Principle of Development:

The principle of the development of the site for residential purposes has been established as being acceptable though the granting of consent 3/2015/0615 which at the time of writing this report remains extant.
There have been no significant changes in adopted Local Planning Policy following the granting of the aforementioned consent that would warrant a reassessment of the principle of the site being developed for residential purposes.



	Impact Upon Residential Amenity:

Plot 01 located to the western extents of the site, backs directly on to the residential curtilages associated with numbers 24-30 Clitheroe Road.  In respect of the relationship between the exiting dwellings and the dwelling that will occupy Plot 01 the submitted details propose a back to back interface distance ranging from between 24m at its closet point and in excess of 30m at its furthest point.  These distances are considered to be in excess of what normally be considered acceptable and therefore do not consider that the orientation and siting of Plot 01 will be of significant measurable detriment to existing residential amenity.
In respect of Plots 02 and 03, these dwellings are located towards the northern half of the site and do not benefit from a direct back-to-back interface or relationship with any nearby dwellings.  Plot 03 has a forward outlook in a southerly direction that will directly overlook the residential curtilage associated with 15 Brookes Lane, however taking into account that the overlooking distance at its closet point will be 20m it is not considered that this will result in any measurable negative impact upon existing residential amenity. 


	Visual Amenity/External Appearance:

It is proposed that each of the three dwellings will be of an individual appearance with the primary elevations of the dwellings being faced in predominantly natural stone with the remaining elevations being faced in render.  The dwellings are of a similar vertical scale however plot 02 occupies a significantly larger footprint than plots 01 and 02.

The dwellings are of a semi-traditional appearance employing feature gables, gablets and staggered footprints with dropped eaves.  It is proposed that the window arrangements will benefit from stone jamb, head and sill detailing with stone quoin detailing also being proposed the majority of the proposed elevations. 
The proposal is considered to respond positively to the scale of adjacent/nearby properties with the materials proposed also considered to be complimentary to the character of the area.  It is accepted that the proposed quadruple garage, may to some degree, visually dominate the primary approach into the proposed development, but consider that given the structure is commensurate with the scale of the existing garage-block, that the scale of the proposed replacement building is acceptable.


	Other Matters:

The proposal involves the demolition of existing garaging facilities that currently serve numbers 17 and 19 Brookes Lane (Lawsonsteads) with replacement garaging facilities being provided.  To ensure that such parking provision is maintained and made available a condition will be imposed that requires the replacement garaging to be made available for use prior to first occupation of any of the dwellings.
Cadent gas has identified apparatus within the vicinity of the site with United Utilities also identifying an easement crossing the proposed development site (09/09/1936 UU Ref: 40/00278/1) that has restrictive covenants that must be adhered to.  Informative shall be added to the decision notice to make the applicant aware of these potential constraints.



	Observations/Consideration of Matters Raised/Conclusion:

The proposals represents and appropriate form and scale of development on land that currently benefits from an extant consent for the redevelopment for residential purposes.  It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


