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	Date Inspected:
	06/09/18
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Outline consent for demolition of existing garage and construction of one new dwelling including details of access with all other matters reserved

	Site Address/Location:
	Pyethorn Meadows, 150 Whalley Road, Wilpshire, BB1 9LJ

	


	CONSULTATIONS: 
	Parish/Town Council

	No response received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Recommend the application be refused due to highway safety concerns arising from the  intensification of the use of the existing substandard access.

	United Utilities:
	

	No objection subject to the imposition of conditions relating to foul and surface water drainage.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been within the Consultation Period

	

	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 EN2 – Landscape & Townscape Protection

Policy DME1 – Protecting Trees & Woodland

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within the currently defined settlement boundary for Wilpshire in a predominantly residential area that is typified by a mixture of bungalow style dwellings and two storey dwellings. The application site relates specifically to land within the curtilage of Pyethorn Meadows which is a detached two storey dwelling. The dwelling to the east of the site is detached  bungalow of which is adjacent to the site. 
The site is located off  Whalley Road and currently accommodates a detached garage, hardstanding area, hedgerow and a number of trees.  The site benefits from an existing vehicular access delineated by low level walling and  hedgerow.
The land to the east and south of the site is designated as Green Belt and has a PROW runs along the eastern boundary of the site.


	Proposed Development for which consent is sought:

Outline consent for matters of access are sought for the erection of one detached dwelling on land adjacent Pyethorn Meadows, 150 Whalley Road, Wilpshire.
The submitted details propose that the new dwelling with be accessed via the  existing access off Whalley Road, which will be modified slightly by the lowering of part of the front hedging to improve visibility for vehicular access and egress.
It is proposed that the existing garage on site will be demolished and that one detached dwelling will be erected.  The submitted application  includes an indicative plan showing the potential location of the dwelling. This indicative plan shows that the dwelling will largely respond positively to the building line of number 150 and that parking provision will be provided to the plot frontage of the dwelling however given consent is sought solely for matters of access and, there is no certainty the dwelling will occupy this indicative plot.


	Principle of Development:

The site is located within the defined settlement of Wilpshire which is classed as a Tier 1 village settlement.The current residual position for Wilpshire as of 3rd Oct 2018 is 25 dwellings. The proposal will therefore not represent an increase in oversupply and therefore I do not consider that there are any direct conflicts with the Development Strategy for the Borough resultant from the proposal by virtue of its location within the defined settlement boundary.



	Impact Upon Residential Amenity:

Matters of residential amenity cannot be fully assessed at this stage given consent is not sought for matters that would include the locating of primary habitable room windows.  However, given the application has been submitted with details as to the siting of the property an assessment can be made as to whether the proposed dwelling will have any impact on the residential amenity of the neighbouring dwelling in particular Pyethorn Meadows.
The dwelling will be site within the curtilage of Pyethorn Meadows. Pyethorn Meadow has a window to the north east corner of the principle elevation that wraps around the east elevation that serves a living area. As the window to the east elevation is not the only window that serves this room it is not considered that the proposed development will lead to a significant loss of light and therefore considered to be acceptable. 
The dwelling to the east of the site known as Coille Na Lochan, 152 Whalley Road. This dwelling is approximately 21 metres from the side elevation of the proposed dwelling given the trees along the eastern boundary be retain at reserved matters stage it is not considered that the  development will have a detrimental impact on the residential amenity of this dwelling.
The property to the North of the site known as The Hollies is over 40 metres from the site and falls on the opposite side of Whalley Road. Due to this distance and also the trees that fall along the boundary providing a screen it is not considered that the proposal development will harm the residential amenity of this property.

	Visual Amenity/External Appearance:

Matters of scale and external appearance are reserved for consideration at a later stage and no definitive assessment can be made in respect of the proposals impacts upon the character and visual amenities of the area or the dwelling visual compatibility with the streetscene and context of the area.


	Highways: 

The original submission proposed that the dwelling would be accessed via a new vehicle access point to be created on Whalley Road. The highway officer requested that the applicant provide 2.4m x 60m visibility sightlines for this new access, additionally the LPA had concerns over the removal of a number of mature trees at the front of the site in order to facilitate this new access. There was also a potential issue in relation to relocating the bus stop adjacent to where this new access will be created.

The applicant therefore decided to utilise the existing access point for the new dwelling, subsequently the existing and proposed dwelling will share a single access point to the site. Upon further consultation with LCC highways the officer commented that the existing access point does not have adequate visibility and because of the intensification of vehicle movements associated with the new dwelling requested a condition be attached which requires visibility at the existing access point be improved by way of 2.4m x 60m visibility splays. 
The applicants agent has stated that such a condition would be ‘onerous’ however upon further discussion with the highway officer it has been confirmed that if such a condition was not attached to the recommendation the highway officer would recommend refusal of this application. The LPA therefore consider that this condition is necessary  and it has been attached to the approval. Furthermore it is the LPAs opinion that the requested visibility splays can be achieved by way of the lowering of the hedge at the front of the applicants property.


	Landscape/Ecology:

The application has been accompanied by an Arboricultural Constraints Appraisal, the document identifies the retention of trees on site with the siting of the proposed dwelling respecting their root protection area. The Countryside Officer has requested a compliance condition that the required protection measures remain in place throughout construction.


	Observations/Consideration of Matters Raised/Conclusion:

Taking account of the proposed access arrangements of the proposed dwelling I do not consider there are any evident material reasons to warrant the refusal to grant planning permission.
It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.



	RECOMMENDATION:
	That outline planning consent (Access ) be granted.


