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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed residential development of a detached dwelling.

	Site Address/Location:
	Land opposite Ashbrook, Ribblesdale Avenue, Clitheroe. BB7 2HZ

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	United Utilities:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal which is summarised as follows:

· Impact of the proposal upon residential amenity

· Impact of the proposal upon visual amenity


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0762:
Re-submission of planning application 3/2021/1286 with minor design amendments for the erection of a detached dwelling, detached garage, garden, landscaping works, new access and associated drive (Approved)

3/2021/1286:
Proposed erection of a detached dwelling, detached garage, garden, landscaping works, new access and associated drive (Approved)

3/2020/0898:
Reserved matters for one two-storey dwelling following outline planning permission 3/2019/0193 including access, appearance, landscaping and scale. Resubmission of application 3/2020/0100 (Approved)

3/2020/0100:
Reserved matters for one two-storey dwelling following outline planning permission 3/2019/0193 including access, appearance, landscaping and scale (Refused)

3/2019/0193:
The proposal is to erect a detached house on site with an access off Ribblesdale Avenue (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a vacant plot of land off Ribblesdale Avenue in Clitheroe. The land plot is situated directly adjacent to the residential properties of Mulgrave House and Lingmoor with the residential property of Ashbrook lying immediately opposite to the South-east. The surrounding area is residential and comprises numerous detached and semi-detached dwellings. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a detached two storey dwelling within the vacant land plot which forms the subject of this application.


	Principle of Development:

Key Statement DS1 of the Ribble Valley Core Strategy states:

‘The majority of new housing development will be concentrated within the principal settlements of Clitheroe, Longridge and Whalley’.

In addition, Policy DMG2 states:

Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the Tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement’.

In this instance, the vacant land plot to accommodate the proposed dwelling is located within the defined settlement boundary of Clitheroe which is identified in the Core Strategy as one of the Borough’s three principal settlements. In addition, the dwelling would be situated within the middle of a residential housing area and would be of a similar size and scale to the area’s existing built form.

Accordingly, the proposal would be compliant with the aims and objectives of Key Statement DS1 and Policy DMG2 and is therefore considered to be acceptable in principle subject to an assessment of additional material planning considerations.


	Residential Amenity:
The South-eastern elevation of the proposed dwelling would be sited in close proximity to the North-eastern elevation of Mulgrave house however the application’s proposed site plan shows that a satisfactory separation distance would be in place between each of these elevations. In addition, the sole first floor window on the South-eastern elevation of the proposed dwelling would serve a bathroom and as such would be obscure glazed which in turn would prevent any potential occurrences of overlooking towards Mulgrave House.

The windows forming the North-western elevation of the dwelling would face towards the rear garden of No. 12 Dun Croft Close however this elevation of the proposed dwelling would be set back almost 13 metres from No. 12’s boundary and as such would not compromise the privacy of the opposite neighbouring property.

Five first floor windows are proposed for the North-eastern elevation of the dwelling which would serve an en-suite and dressing room. These windows have the potential to provide unrestricted elevated views into the rear garden of Lingmoor therefore it is considered necessary to impose a condition to ensure that these windows remain obscure glazed in perpetuity in order to safeguard the privacy of the adjacent neighbouring property.


	Visual Amenity:

The proposed dwelling would be a two-storey building comprised of an L-shaped footprint and hipped roof design with its integral garage element set at single storey level and would therefore be largely reflective of the directly adjacent neighbouring properties of Mulgrave House and Lingmoor in terms of its overall size, design and solar orientation. In addition, desktop analysis shows that the proposed dwelling would be similar to the other dwellings within the locality in terms of its footprint, height and overall cubic volume. The surrounding area primarily comprises an array of detached dwellings, several of which comprise rendered elevations, slate roof profiles and various types of window and doors therefore the rendered elevations, slate roof profile and aluminium window frames of the proposed dwelling would assimilate well within the existing street scene. Taking account of the above, it is not considered that the proposed development would be harmful to the visual amenities of the immediate or wider area.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed development subject to the imposition of conditions therefore it is not considered that the proposal would have any undue impacts upon highway safety.


	Ecology:

No ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents and would integrate well into the existing street scene without having any undue impact upon the visual amenities of the area.

Furthermore, the proposal would be in accordance with the aims and objectives of Key Statement DS1 and Policy DMG2 of the Ribble Valley Core Strategy with regards to the development of new dwellings.

As such and for the above reasons, 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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