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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed erection of a detached dwelling, detached garage, garden, landscaping works, new access and associated drive.

	Site Address/Location:
	Land Adjacent to Mulgrave House Ribblesdale Avenue Clitheroe BB7 2HZ.

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to the imposition of conditions relating to access provision, visibility splays and parking provision.

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received raising the following concerns:

· Historic tree removal
· The dwelling is poorly aligned in relation to neighbouring dwellings
· Comments in respect of the dwelling not benefitting from appropriate elevational detailing


	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing corner plot of land fronting both Knunck Knowles Drive and Ribblesdale Aveneue, Clitheroe.  The site is located within the defined settlement limits of Clitheroe being last utilised as garden amenity area.

The site is in a predominantly residential area typified by large detached residential dwellings of varying styles of construction and appearance.  There is evidence of extensive historic tree presence on site, all of which have since been removed with the site now bounded to the east by existing well-established hedgerow with the southern aspect, fronting Knunck Knowles Drive, befitting from a largely open-aspect.


	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of a detached two-storey dwelling and associated double garage, vehicular access is proposed off Knunck Knowles Drive, with the main pedestrian access point being located off Ribblesdale Avenue.  The submitted details propose that the dwelling will be located in a relatively central position within the site, with the detached double-garage being located towards the north-western extents of the site.

It is proposed that the dwelling will faced in facing brick (to be agreed) being of a twin-gabled appearance.  The dwelling will benefit from a footprint of 11.25m by 8.7m, measuring 4.75m at eaves and 7.84m at ridge.


	Principle of Development:

The proposal site is located within the defined settlement of Clitheroe and as such it is considered that the principle of the proposed development, for the creation of a new residential planning unit, notwithstanding other development management considerations, remains compatible and aligns with the adopted development strategy as embodied within key Statement DS1 and Policy DMG2 in relation to the locational aspirations for housing growth within the borough.


	Impact Upon Residential Amenity:

The proposed dwelling benefits from a ‘side-on’ relationship with Mulgrave House to the north being located approximately 3.2m from the shared boundary and 6m from the side elevation of Mulgrave House, in this respect and in the absence of any windows being located on the north-east facing elevation of the dwelling and the absence of any windows on the south-west elevation of Mulgrave House, it is not considered that this relationship will result in any detrimental impact upon existing residential amenity.

In respect of the relationship with number 2 Knunck Knowles Drive to the north-west, the proposed dwelling is located approximately 19.5 from the side elevation of the dwelling which exceeds the 13.5 minimum offset distance that would normally be sought in such situations, as such it is not considered that the proposed dwelling will result in an overbearing or unsympathetic relationship.

As such, taking account of the orientation of the dwelling and its relationship with nearby residential dwellings it is not considered that the proposal will result in any measurable or quantifiable harm to nearby existing residential amenity.


	Visual Amenity/External Appearance:

The proposed dwelling is of a commensurate scale and overall footprint of that of adjacent and surrounding development.  It is accepted that the dwelling will occupy a location that is forward of that of the inherent building line of those dwellings fronting Knunck Knowles Drive, however, given the presence of a significant double-garage associated with the property to the north-west (2 Knunck Knowles Drive) and the associated staggered and varied building line established by not only number 2 but also numbers 4 and 6 Knunck Knowles Drive, it is not considered that the siting of the dwelling will appear discordant or anomalous.

The dwelling is set slightly forward of the main-body of Mulgrave House to the north but is located behind the building line established by the forward projection associated with the front single-storey element of the dwelling.  As such it is not considered that the proposed dwellings relationship with Ribblesdale Avenue will be read as being unsympathetic or incongruous.

Amendments have been sought in respect of not only the siting of the proposed dwelling but also that of the proposed elevational treatments.  In this respect the dwelling now benefits from tri-pane windows, stone jamb, cill and mullion detailing which establishes a clear and coherent ordering of the fenestrational arrangement.  The window detailing to the front elevation has also been extended to the rear elevation given it’s high-level of visibility on approach from the north-west.  Intermediate stone-band detailing has also been introduced to add further visual interest and in response to horizontal brick-detailing found on the adjacent and nearby dwellings.

The proposed garage aligns closely with that of the existing garage associated with number 2 Knunck Knowles Drive, as such it is not considered that it will be read as being an anomalous introduction in the streetscene.

As such, taking account to the above, it is not considered that the proposed development will result in any undue detrimental impact upon the character or visual amenities of the area.


	Landscape/Ecology:

No evident implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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