Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0749/P

	Development Proposed:
	Substitution of house type at Plot 3, Cherry Drive, Brockhall Village, Old Langho, Nr Blackburn, Lancashire, BB6 8HJ.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Officer) – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy A2 – Brockhall Area Policy.

Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy T7 – Parking Provision.

SPG – “Extensions and Alterations to Dwellings”.

PPS3 - Housing.



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

	The application relates to the construction of a detached dwelling within the residential settlement of Brockhall as defined by the Ribble Valley Districtwide Local Plan. This proposal relates to Plot 3 within a development of seven detached houses off Cherry Drive, Brockhall Village.

Permission was granted on Appeal under reference 3/2007/1071/P. The dwelling originally approved on this plot was a five-bedroom property with a single storey live/work unit and an attached double garage. This application now seeks permission for a 5 bedroom, two-storey property, of a similar, linear design that now runs parallel to Cherry Drive. Externally, the first floor windows have been positioned so they do not overlook the amenity areas of neighbouring properties, and nor do they directly look at first floor windows of these neighbouring properties. One en-suite bathroom window faces the rear garden areas of Plot 2, however this will be obscurely glazed. The scheme also includes the provision of an attached double garage within the site, and the live/work element of the previously approved scheme has been removed. The dwelling and garage will be constructed in brick and render, with a slate roof finish, and will have upvc windows throughout.

Considering the variety of house types on this stretch of road, that there are no habitable windows in the side elevation of the adjacent dwelling and that the balcony will be screened from the adjacent property, it is considered that the proposed dwelling type will have no significantly detrimental impact on the amenity of the neighbours by reason of overlooking or loss of light or privacy.

In relation to the design, size and height of the proposed dwelling, it is considered similar to other residential properties in the nearby vicinity, both existing and currently being constructed/approved, and is considered to be acceptable given the difference in house types all over the Brockhall Village development.

Visually, any development of the site will affect the street scene and views around and through the site, however in order to refuse a development the harm of a proposal must be demonstrated. The dwelling has been designed to be closely related to the variety of properties in the nearby vicinity in terms of its principle elevations, and its size and massing is considered to be acceptable as the property carry’s the same form and is similar in scale to other properties on this road, with similar sized openings. The dwelling is considered to provide sufficient amenity space around it to ensure it does not appear cramped within the street scene. On this basis, the visual impact is considered to be minimal, and the scale, design and massing of the proposed dwelling and detached garage are considered to be visually acceptable within the street scene.

Whilst no formal comments have been received from the LCC Highways Officer, I do not perceive there to be any potential issues with the proposed scheme or layout given the satisfactory level of on-site parking provided and the visibility splays provided at the access.

As such, bearing in mind the proposal accords with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12/04/06














