Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0187/P

	Development Proposed:
	Reserved matters application for a detached dwelling, following outline planning consent 3/2008/0623/P (Re-submission) at 62 Branch Road, Mellor Brook, Blackburn, Lancashire, BB2 7NY.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G3 – Settlement Strategy.

Policy H10 – Extensions and Alterations to Dwellings.

SPG ‘Extensions and Alterations to Dwellings’.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The property proposed is a two storey, detached dwelling with an integral garage as opposed to the two storey, detached property with a detached garage shown on the outline application. The property contains a lounge, cloakroom, dining room, utility, kitchen and family room as well as an integral garage at ground floor, and a bathroom, four bedrooms and an e-suite at first floor. The plot layout allows sufficient space for the parking and turning of vehicles on site with acceptable visibility splays, and the County Surveyor has no objections to this proposal on highway safety grounds. 

With regards to visual impact on the streetscene it must be noted that Branch Road itself is surrounded by modern housing development with a mixture of housing types. The proposed dwelling has been designed to blend in with the differing housing types on the street and will be constructed in materials to blend in with those of the existing adjacent property no. 60 Branch Road. With regards to the spacing between the properties, there is an approx. 5m gap between no. 64 and proposed property, and approx. 3m between no. 60 and the proposed property, which is in keeping with the spacing of other properties in the nearby vicinity. As such, bearing in mind the above, and using the street scene elevation plan submitted by the agent, it is considered that the proposed dwelling sits well in relation to the adjacent properties, and will have no significant visual impact on the streetscene.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the plans show an acceptable distance between each adjacent property and that proposed, and there are no windows on the side elevations that would cause any significant overlooking. With regards to potential loss of light issues, there were concerns raised by the neighbour at no. 64 in respect of the previous application that the proposed property will block light to windows in his property. The dwelling proposed has been increased in height by approx. 0.2m, however having again assessed the scheme using the BRE 45o rule, this property will suffer no significant loss of light to its habitable room windows. As such, I do not consider there to be any significant impact on the amenity of the occupiers of the adjacent properties.

As such it is considered that it complies with the relevant Policies and on the basis of this, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 17/12/2008














