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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Proposed erection of a detached two and half storey dwelling with garden and driveway and new access.

	Site Address/Location:
	Sunnymede Ribblesdale Avenue Clitheroe Lancashire BB7 2HZ

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to technical conditions.
The applicant should also be advised that there is a telecoms service chamber which may need to be relocated. 

	United Utilities:
	

	No objections subject to technical conditions. 

	CONSULTATIONS: 
	Additional Representations.

	Two representations have been received. 
One party is in support of the proposal
One party raises concerns with regard to the loss of trees and potential impacts on bats. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy H1: Housing Provision
Policy EN4: Biodiversity and Geodiversity
Policy DME1: Protecting Trees and Woodlands
Policy DME2: Landscape and Townscape Protection 
Policy DME3: Site and Species Protection and Conservation

	Relevant Planning History:
None 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
 The application site is located on a residential street on the outskirts of Clitheroe within the settlement boundary and consists of an area of garden land associated with Sunnymede a substantial semidetached dwelling in a large plot. Beyond the site the road narrows to a private access to Moorland School.

	Proposed Development for which consent is sought:
The application seeks consent for the construction of a 4 bed detached dwelling on a portion of the garden. 

	Principle of Development:
The proposal is for residential development within the settlement boundary of one of the principal settlements and so is supported in principle by policies DS1 and DMG2 which seek to direct the majority of housing development towards the most sustainable locations in the borough.  It will also make a small contribution to housing supply in accordance with policy H1.

The proposal is therefore considered acceptable in principle subject to and assessment of the material planning considerations. 

	Residential Amenity:
The new dwelling will be located between Sunnymede and the recently constructed property to the south, Ribblesdale House. It is 3 storey and a similar height to the houses at either side with a single storey garden room / kitchen at the rear.  There are no side facing habitable room windows proposed.  It is considered that the new dwelling will have an acceptable relationship with its neighbours and will not overshadow or result in a loss of privacy for them. 

Permitted development rights will be removed for extensions and outbuildings so that control can be maintained over future additions. 

	Visual Amenity:
Sunnymede is located in a substantial plot screened from the road by mature boundary vegetation and is capable of accommodating the dwelling whilst still being in keeping with the density and character of the area. The design of the proposed dwelling reflects architectural features on the parent property but in a modern style very similar to Ribblesdale House. There is a variety of styles and ages in the wider surrounding area. It would appear that other large plots have been subdivided in the past for new residential development.  A street scene has been submitted which demonstrates that the new dwelling not appear cramped. 

It is noted that some trees will be removed to facilitate the development which is regrettable and discussed more below but a landscaping plan shows that there will be new trees and hedges planted which will maintain the verdant character of this street. 

Subject to conditions to ensure that the materials are suitable and landscaping is planted and maintained it is not considered that the proposal will be detrimental to the visual qualities of the area. 

	Ecology / Trees:
Several trees are proposed to be removed to facilitate the development with some maintained on the boundary to the adjacent dwelling. The landscaping scheme also details replacement planting. The report notes that due to the proximity of trees and poor management that they have a limited life span, the removal of some would expose those remaining as such it is proposed to remove the group and maintain one good quality beech.  These trees do have some visual value however the details in the tree report are accepted and providing the new planting is provided and maintained the removal is considered acceptable and will allow the development to go ahead. 

The trees may provide roosting / nesting opportunities for bats or birds and as such the developer should be aware that it is an offence to wilfully damage bat roosts and also that removal of trees should take place outside the nesting season. A condition which requires bat and bird boxes to be installed to mitigate against the loss of trees is imposed as well as conditions with regard to clearance, tree protection and landscaping. 


	Highways:
Ribblesdale Avenue is a cul-de-sac subject to a 30mph speed limit, the development will provide adequate off-street parking for both the existing and proposed dwelling. There are no highway safety concerns and the proposed development is considered acceptable subject to technical conditions. 

	Observations/Consideration of Matters Raised/Conclusion:


	RECOMMENDATION:
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