Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0660/P

	Development Proposed:
	Substitution of house type to include use of part of garage as additional living accommodation at 26 Calderstones Green, Pendle Drive, Calderstones Park, Whalley, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No observations.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environmental Services (County Surveyor) – No objection in principle to this application on highway safety grounds.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

PPS3 Housing.



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

	Planning permission was granted in July 2010 for the erection of 39 new dwellings on land adjacent to the Calderstones Park development on the outskirts of Whalley. Work on these properties has commenced and a number of units have been completed. Consent is sought for a substitution of one of the house types previously approved, effectively converting one of the two internally constructed garage spaces into additional living accomodation. As the principle of the new dwelling remains acceptable, the keys issues with regards to this proposal are in relation to visual impact on the streetscene, impact on the residential amenity of nearby neighbours and the impact on highway safety.

With regards to visual impact on the streetscene, the development as a whole features a number of different house types, and this proposed revision will not create a property that would contradict the overall original design scheme sought on this site. On this basis, the proposed alteration is considered to be a visually acceptable addition to the streetscene.

With regards to any potential impact on the residential amenity of the adjacent properties, the property does not face any other residential property, and as such I have no concerns with this element of the proposal.

Finally, with regards to the proposals impact on highway safety, the residential layout provides for three off road parking spaces to the redeveloped property, with one space shown as an integral garage. In order to secure the necessary parking to this property in perpetuity, the LCC County Surveyor considers it necessary to include a condition retaining the use of this space for garaging.

Therefore, bearing in mind the above comments, I consider the scheme to comply with the relevant policies, and as such be recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development, that will have no significant detrimental impact on nearby residential amenity or be to the detriment of highway safety.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 09/09/2011








