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	Application Ref:
	3/2020/0050
	[image: ]

	Date Inspected:
	28.02.2020
	

	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Resubmission of planning permission 3/2016/0926 granted 5/12/2016 now out of date. Revision to planning permission 3/2007/1071 to include one 5 bed detached house. 

	Site Address/Location:
	Plot 4 Cherry Drive Brockhall Village BB6 8HJ

		

	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Environment Agency
	No comments received

	RVBC Countryside
	No comments received

	

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement H1 – Housing Provision
Key Statement H2 – Housing Balance
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:
3/2007/1071 - 7no. detached dwellings each with associated work unit together with associated infrastructure – Refused but allowed at appeal

3/2016/0926 - Revision to planning permission 3/2007/1071 to include one five-bedroom detached house  – Granted 5/12/2016

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the Plot 4 of the residential development at Cherry Drive in Brockhall Village. Plot 4 was part of a development for the erection of seven dwellings which were allowed at appeal in December 2008 (3/2007/1071). The development is substantially complete but plot 4 remains vacant/undeveloped. This application relates specifically to the vacant/undeveloped Plot 4. 

The surrounding area is residential in character and the application site is within the draft settlement boundary of Brockhall Village, which is categorised as a Tier 2 Village in the Ribble Valley Core Strategy. To the rear of the site are a number of trees within Woodland 9 of TPO 111 (1991 – Brockhall).



	Proposed Development for which consent is sought:

Planning permission was granted in 2016 for a revised house design for the dwelling to be erected on Plot 4 of a development that was granted on appeal on 2008. This is a resubmission of that application which has now lapsed. The proposal submitted is for broadly the same design as that previously granted.  

The proposed dwelling would be two storey in height with a pitched roof design and two forward projecting gable features. A large two storey full length bay window would be installed in the front elevation and additional living accommodation would be provided within the roofspace. 

The dwelling would be constructed in Durham Dark facing brick with dark grey aluminium window frames and a slate grey roof tile. 

The dwelling would provide 5 bedrooms and an integral double garage at ground floor, it is to be accessed via a driveway which passes adjacent to plot 5’s driveway.

 

	Principle of Development:

Ordinarily an application for a dwelling within a Tier 2 Village would be contrary to Policy DMG2 of the Ribble Valley Core Strategy. However, in this case as there is an extant consent permission to erect a dwelling on this site under the application 3/2007/1071. which can be implemented regardless of the determination of this application. 

Planning permission has also previously been granted for a dwelling of a similar design as presented here, under application 3/2016/0926 for a revision of house type.

Therefore, the principle remains acceptable subject to an assessment of the material planning considerations or any changes in circumstances. 


	
Impact Upon Residential Amenity:

Policy DMG1 seeks to ensure that development proposals do “not adversely affect the amenities of the surrounding area” and “provide adequate day lighting and privacy distances”. 

The front elevation of the proposed dwelling would face south east towards the rear garden area of Plot 3, but with a separation distance of 11m from the proposed front elevation to this garden area it considered that the there is no issue in respect of loss of privacy and overlooking. In respect of the dwelling at Plot 3, the proposed dwelling would face the blank gable elevation of Plot 3, resulting in no issues in respect of overshadowing, loss of daylight or outlook. 

To the north east of the site is an area of undeveloped land and to the south west the blank gable elevation of Plot 5 would face the gable elevation of the application property. To the rear (north and north west)  the rear elevations of the houses at Hillside and Ribble View would face towards the proposed dwelling but with a separation distance of more than 22m (at the nearest point) the relationship with these properties is considered to be acceptable. 

The proposed dwelling would have a similar, if not smaller, footprint to the originally approved dwelling on this plot.

There are no material changes in circumstances since the 2016 approval and it is still considered that the proposal would have no detrimental impact upon the amenity of neighbouring residents/occupiers. 

	
Visual Amenity/External Appearance:

The proposed dwelling is relatively large in size, however as mentioned above it is similar  in footprint (if not smaller) to the previously approved dwelling on this plot. All seven dwellings approved on this site are individually designed, and the only characteristics shared by these properties are their two storey scale, large size and relatively modern design/appearance.  

This cluster of  houses comprise of a mixture of styles, with some having hipped and other pitched roofs, some are constructed in render and other red brick, and consequently each dwelling is viewed on its on merit as opposed  to being considered as a group. The proposed dwelling would be constructed in facing brick with a pitched roof design, and the front elevation would contain large levels of glazing, as is the style on the adjacent property on plot 5.   

Being at the end of the cul-de-sac the dwelling would not be highly visible, but in any case, as mentioned above the dwellings on Cherry Drive are all individual designed/built and the proposal would be in keeping with the neighbouring properties both in terms of scale and design and accords with the “Design” section of Core Strategy Policy DMG1.  


	
Landscape/Ecology:

The application site is already cleared in anticipation of development, and it is not considered that it has any ecological value. 

To the rear of the site are a number of trees which form part of Woodland 9 under TPO 111 (1991 – Brockhall). In 2012 consent was granted to fell the nearest two trees (to the proposed dwelling) and the proposed dwelling would have no greater impact upon the existing trees than the previously approved house. 

The Countryside Officer has not provided comments on this application however previously requested a condition be imposed requiring all trees within Woodland 9 of TPO 111 to be protected by fencing in accordance with a scheme to be agreed in writing with the LPA prior to commencement of any development on site. This condition shall be repeated on this application. 

In addition to the above, the application still does not include any details of the external areas and as such a condition requiring details of the landscaping scheme (both hard and soft landscaping) to be submitted to the LPA within three months of commencement of development. 

A condition has also been attached requiring the dwelling to incorporate bat/bird boxes in the design.  

	Highways:

The highway officer has not been consulted on this application however no objections were raised to this development previously and the access and parking arrangement remain the same. As such there are no envisaged highway safety implications. 

	
Other Matters:
The conditions imposed on application  3/2016/0926 shall be repeated.


	Observations/Consideration of Matters Raised/Conclusion:
It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.


	RECOMMENDATION:
	That planning consent be granted subject to conditions.
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