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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed new detached dwelling and partial demolition of the existing house within the curtilage of the property.

	Site Address/Location:
	1 Ribblesdale Avenue, Wilpshire

		

	CONSULTATIONS: 
	Parish/Town Council

	No response. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the submission of an amended plan showing the site access is a minimum of 4.25m wide. An amended plan to this effect has been submitted. 

	United Utilities: 
	No objection but a reminder of the applicants responsibilities towards UU assets. 

	

	CONSULTATIONS: 
	Additional Representations.

	None received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN1: 	Green Belt

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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2022/0995:
Remove existing conservatory and replace with proposed 2 storey and single storey side and rear extension – Approved with Conditions


1998/0807:
Erect single storey extension to form double garage, playroom, and conservatory – Approved with Conditions

1994/0169:
Bedroom and conversion of garage to form kitchen – Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of an existing detached 2-storey hipped roof dwelling on the corner of Ribblesdale Avenue and Hollies Road. It incorporates a large curtilage inclusive of driveway to the front and large rear and side garden, with access gained off the public highway. The dwelling to the south adjacent to the south is 16 Hollies Road, and to the west is 3 Ribblesdale Avenue. 

The site lies within the settlement boundary of Wilpshire which is accessible via Whalley Road and a short drive away. 


	Proposed Development for which consent is sought:

The proposal seeks permission, following the partial demolition of the existing house, for the erection of a detached 2-storey dwelling incorporating a split-level pitched roof, 2no. front dormers and 3no. rear dormers. The dwelling would incorporate three floors, with the front entrance utilising what would be the upper ground floor and incorporating a flat-roof (green roof) element, inclusive of garage to the front elevation. The lower ground floor would extend slightly out into the garden, as a result of the existing slope. PV panels are proposed to the front roof plane, with materials to be white render. The dwelling itself would incorporate 6 bedrooms and measures an internal floorspace of 309sqm. 


	Principle of Development:

The principle of development is required to be secured against CS Policy DMG2, which states that development proposals within Tier 1 villages (as Wilpshire is) 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 sense, the proposal is clearly compliant given it seeks to effectively in-fill a large between dwellings, in an overtly residential, suburban area. As such it is evidently closely related to the main built-up area. The principle of development is therefore secure subject to other detailed consideration against material planning considerations. 

It is noted the dwelling sits adjacent to, but not within, the green belt. 


	Impact Upon Residential Amenity:

As per Core Strategy Policy DMG1, development must:
1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

In this sense, the application is considered acceptable with regard to any impact on the residential amenity of adjacent neighbours. The new dwelling would have a positive relationship with no. 3 Ribblesdale Avenue insofar as there is an extremely limited projection along the common boundary (notwithstanding the substantial gap left off the common boundary of approximately 3.8m at it shortest point (this rises to approx. 5.8m at its longest point). There is no commonly accepted rule for gable-to-gable relationships but this gap, in addition to the existing gap between the side elevation of no. 3 Ribblesdale Avenue and the common boundary, is considered acceptable and will not result in the provision of an additional dwelling seeming dominant or overbearing. In the same vein, the ridgeline of the proposed dwelling sits lower than that of no. 3 and as such will not appear to dominate no. 3. There is no intrusive fenestration proposed (bathrooms on 1st floor would incorporate obscured windows) and as such no increase in any potential for overlooking. Furthermore, the dwelling sits immediately to the east of no. 3 Ribblesdale Avenue and as such there will be a fairly limited impact with regard to overshadowing or loss of light, and this will be limited to early morning in the winter months. This is not considered unacceptable. 

With regard to any impact on the existing dwelling at no.1. Ribblesdale Avenue, the relationship significantly mitigates this is a result of the drastically different orientations. In addition, the substantial garden afforded to 1 Ribblesdale Avenue ensures that the dwelling is not likely to dominate over 1 Ribblesdale and its bounds. As above there is no intrusive fenestration proposed so no additional risk of overlooking and any overshadowing or loss of light would again be late evening in the winter months. As such this is not considered unacceptable. 

Significant private amenity space is proposed, and it has been confirmed that the levels will match those of the neighbouring garden to ensure there is no substantial difference in levels, given the existing slope. 

Given the above the proposal is considered compliant with DMG1 (Amenity). 

It is considered reasonable to remove permitted development rights to protect residential amenity including to prevent new ground floor openings / alterations to existing ground floor openings onto the rear flat roof to prevent it being utilised as a balcony which would result in overlooking issues.


	Visual Amenity/External Appearance:

As per CS Policy DMG1, all development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.

Further consideration is given to CS Policy DME2, which states that ‘development proposals will be refused which significantly harm important landscape or landscape features including:

1. Traditional stone walls
2. Ponds
3. Characteristic herb rich meadows and pastures
4. Woodlands
5. Copses
6. Hedgerows and individual trees (other than in exceptional circumstances where satisfactory works of mitigation or enhancement would be achieved, including rebuilding, replanting and landscape management)
7. Townscape elements such as the scale, form and materials that contribute to the characteristic townscapes of the area

In this sense the proposal is considered broadly acceptable in design terms. It is noted that the existing streetscene does not have particular visual merit and is generally mixed in terms of architectural and elevational features. There is a variety of different roof-forms, various fenestration and material features, existing extensions and general domestic clutter that results in a fairly uninspiring and modest streetscene. The design features proposed within this application are not necessarily immediately reflective of the immediate streetscene (for example, a difference in roof form and provision of rear dormers) but this is not considered unacceptable. In particular, the green roof to the front garage is considered acceptable and the provision of 2no. modest front dormers do not dominate the roofscape. The split-level pitched roof provides an element of contrast and the materials used are reminiscent of what one would expect to see within a domestic area. To the rear, 3no. dormers are proposed as well as rooflights to the lower-ground floor projection but again these are modest and well proportioned in design and are not immediately visible from a public highway in any case.

The proposed boundary treatments in addition to the materials are considered acceptable, and broadly reflective of what one would expect to find within a residential area of this nature.

Given the above, the proposal is considered compliant with DMG2 (Design) and DME2. 


	Highways and Parking:

Following consultation with Highways, further information was required to evidence that the access off the corner of Hollies Road/Ribblesdale Avenue was wide enough at 4.25m. Following submission of an amended site plan, the access (although curved) measures at 4.25m and incorporates substantial internal space for manouvering. Existing access to 1 Ribblesdale Avenue will not be impacted. As such, this is considered acceptable with regard to Highways. 


	Landscape/Ecology:

A Preliminary Roost Assessment was undertaken in early November 22 and identified negligible potential for roosting bats. As such, further dusk and dawn emergence surveys are not required, and development is able to proceed without the need for an EPS License. 

In addition a Tree Constraints Report has also been submitted as 2no. Leylandii trees are to be removed to enable access. These have both been identified as Category C trees of low quality and amenity value and as such their removal is not considered unacceptable. 

Given the above the proposal is considered acceptable with regard to landscape and ecology. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, 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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