Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2012/0752/P

	Development Proposed:
	Substitution of house types on plots 4 and 7 at Stalwart Lodge, Primrose Road, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in principle on highway safety grounds.

Environment Agency – Have no objection to make on the substitution of house type application but confirm they are fully aware of the fact that the development falls outside normal EA guidelines for sewage treatment.  The original planning was for connection to the foul sewer and this is not the case. 

County Archaeology – The scheme has no significant archaeological implications.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

Policy ENV13 - Landscape Protection.



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

	Consent is sought for revisions to two plots on a scheme originally granted consent under 3/2010/0288/P which was then subject of a substitution of house type application under 3/2011/0286/P.  The scheme approved under the 2010 scheme detailed 8 dwellings on the site of the former Stalwart reservoir basin.  The application proposed for filling of the lodge to bring the level back to that on Primrose Road with all 8 plot accessed directly from that roadway with individual driveways.  Works are underway on site with this application detailing revisions to plots 4 and 7.  The changes from the details previously approved under 3/2011/0286/P can be described as follows.

There are adjustments to the floor plans which include only an integral single garage whereas the previously approved scheme detailed double garages.  The revisions to floor layout have resulted in alterations to fenestration detailing including provision of a Juliet balcony to the rear elevations.

Having regard to the previously approved scheme, I do not consider that the revisions to the street scene that would be evident from this submission would prove significantly detrimental to visual amenity.  None of the works proposed would impact to any greater degree on the trees on site from the previously approved scheme.  Construction materials are as previously considered appropriate, ie stone and slate.  Therefore, having regard to all the above, I am of the opinion that the scheme will not have a significantly different impact on residential amenity, highway safety, nature conservation of the visual amenities of the area than that approved originally under 3/2010/0288/P and subsequent revised under 3/2011/0286/P.  I thus recommend 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: 














