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	Date Inspected:
	18/03/24
	Site Notice:
	n/a
	

	Officer:
	Kathryn Hughes
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed construction of four one-bedroom apartments in a purpose-built detached building with access off Ribchester Road, following demolition of existing garage.  Resubmission of 3/2023/0930.


	Site Address/Location:
	Clayton Manor, Ribchester Road, Wilpshire

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections:
Lancashire County Council acting as the Local Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site subject to the following conditions being stated on any approval


	CONSULTATIONS: 
	Additional Representations.

	UU – Detailed drainage plan is required prior to the determination of this application or a condition requiring a sustainable surface water drainage scheme and a foul water drainage scheme to be submitted prior to the commencement of development.
 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN3:	Sustainable Development and Climate Change
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 DME1:	Protecting Trees & Woodland
Policy DME6:	Water Management

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0930 – Proposed construction of four one-bedroom apartments in a purpose-built detached building with separate dedicated access off Knowsley Road, following demolition of existing garage – Withdrawn.

3/2021/0263 – Amendment to planning ref 3/2003/0567 to change approved detached garage to garden office and studio on same footprint.  Construction of porch to front elevation of dwelling – Approved.

3/2013/0759 – Discharge of Condition No. 7 of Planning Permission 3/2010/0424 with regards to Tree Protection Measures – Discharged. 

3/2010/0424 – Proposed 2no. new dwellings within the grounds of Clayton Manor – Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is part of the residential curtilage of the existing three storey semi-detached property Clayton Manor which is accessed off Ribchester Road. The site is within the settlement boundary and contains the extended house, an attached annex and two detached garages.

There are two Tree Preservation Orders on trees located adjacent to the eastern boundary of the site.


	Proposed Development for which consent is sought:

Permission is sought for the demolition of an existing detached garage and erection of a detached apartment building to accommodate four one-bedroom apartments with access off Ribchester Road. The existing site access would be utilised with additional gate piers at 2.293m high with electric gates at 5.037m wide and 2.177m high.

The detached building would measure 13.49m x 10.94m with a height to eaves of 5.3m and overall height of 7.6m constructed in coursed pitch faced sandstone with quoins to match the existing house and sandstone cut jambs, mullions, lintels and cils, upvc or aluminium windows and wrought iron balconies with Welsh blue slate roof and oak or hardwood framed porch with slate roof.

[bookmark: _Hlk171607491]The building would accommodate two one bedroomed flats on each floor. Each flat would accommodate a kitchen/dining/living room, bathroom and bedroom. 

Flat 1 – 39 sq.m.
Flat 2 – 45 sq.m.
Flat 3 – 39 sq.m.
Flat 4 – 46 sq.m.

Clayton Manor is sited approximately 19m from front (east) elevation to the front elevation of the flats, whilst Clayton Manor Lodge is sited within 15/16m from its front elevation (east) to the front elevation of the flats.   


	Principle of Development:

The site is within the settlement boundary of Wilpshire, within the grounds of an existing dwellinghouse. The principle of residential use has been established during previous applications subject to accordance with Core Strategy policies.
 

	Impact Upon Residential Amenity:

There is a high stone wall surrounding the site boundary to the east and south.

The nearest residential properties are Clayton Manor, Clayton Manor Lodge, the Coach House, Flats at 20 Whitecroft, 22 and 24 Ribchester Road and 1 Glendene.

No. 1 Glendene is approximately 30m to the south and would not be duly affected by the proposal.

The flats at no. 20 are approx. 28m to the east, No. 22 (25m) and No. 24 (35m) both to the east. 

The Coach House is 25m to the south with an existing detached garage sited between which together with the stone boundary wall and protected trees will provide some screening of the proposal.

Clayton Manor is sited approximately 19m from front (east) elevation to the front elevation of the flats. These elevations would not have first floor main habitable rooms facing towards each other.

Clayton Manor Lodge is sited closer with distances of 15/16m from its front elevation (east) to the front elevation of the flats. These would not have first floor main habitable rooms facing towards each other. 

On this basis the privacy and amenity of all the units would not be unduly comprised.


	Visual Amenity/External Appearance:
 
The four one bed units would be accommodated in a single block finished in natural sandstone with a slate roof.  Windows and doors are proposed to be aluminium and composited with a random stone boundary wall and new access gates into the site.

The apartment block would be sited to the east of the site entrance and measures approximately 13.5m x 11m x 5.328m to eaves (7.633m to ridge) with two one bed apartments on each floor.

Patio doors are proposed to the ground floor living areas and French doors with Juliet Balconies to the first floor living areas.

The design and materials proposed are acceptable in this location.


	Highways and Parking:

The proposal utilises an existing access which currently serves Clayton Manor, a single dwelling. The access is located off Ribchester Road, a B classified road subject to a 30mph speed limit. 
 
The amended site plan, drawing 2101 02 Rev A, shows that the proposed access is to be approximately 6m wide which is an acceptable width for the size and nature of the development. The existing vehicle crossing fronting the access on Ribchester Road shall be extended across the entire new width. The extended vehicle crossing within the adopted highway will need to be constructed under a section 171 agreement of the Highways Act 1980. 
 
Before the widened access is used for vehicular purposes, the first 5m from the highway boundary into the site shall be appropriately paved in tarmacadam, concrete, block paviours, or other hard material to prevent debris from being dragged onto the highway.  
  
Each apartment will have access to one car parking space, which complies with parking guidance. 
 
To overcome potential internal conflicts when large vehicles are using the internal access, as noted from drawing 2101 02 Rev A, the access has been widened until it reaches the gate serving Clayton Manor. This will allow for two-way movements along the internal access track and there is more space for large vehicles to turn into and out of the site. The applicant has provided evidence to show that turning within the site is possible to enable ingress and egress in a forward gear. 
 
The development shall include covered secure cycle storage shall be provided for one bicycle space per bedroom to ensure the provision and availability of adequate cycle parking for each resident and the promotion of sustainable forms of transport. 

LCC Highways believed that 2.4m x 43m visibility splays in both directions could not be achieved, however, it has now been accepted that the visibility splays that can be achieved from the existing access are acceptable.

The proposed scheme will provide sufficient on-site parking and manoeuvring within the site.  Whilst concerns were expressed over the existing vehicular entrance and visibility splays this has now been addressed and accepted by LCC Highways.

Subject to appropriate conditions this would result in an acceptable scheme.


	Drainage:

Initial concerns over drainage have been addressed and subject to details of appropriate surface water and foul drainage systems being submitted and implemented would ensure that drainage on the site does not increase the risk of flooding on or off the site.

This can be controlled by an appropriate condition.


	Landscape/Ecology:

There are two Tree Preservation Orders on trees located adjacent to the site. TPO 7/19/3/177 2009 to the Coach House to the north and TPO 7/19/3/108 1991 on Glendene to the south.	

An Arboriculture Method Statement has been submitted in support of the application which states that no trees on the adjacent site would be unduly affected by the proposed development by the installation of a “no dig” cellular confinement system for the proposed access and parking bays. 

Subject to this methodology being implemented this would be acceptable.

The development is exempt from meeting the mandatory Biodiversity Net Gain requirement as the application was submitted prior to the legislation coming into effect for this type of development.


	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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