Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0173/P

	Development Proposed:
	Complete demolition of existing garage. Rebuild in block with stone facing under slate. Existing building suffering from subsidence due to insufficient footings (Conservation Area Consent) at Plane Tree Cottage, 56 Fell Brow, Longridge, Lancashire, PR3 3RY.



	CONSULTATIONS: Parish/Town Council

	N/A



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer - I have no objection in principle to the improvement of the private driveway at this location. However, the access design must maximise road safety considerations for pedestrians and other road users in this vicinity. 

The adjacent boundary walls restrict the inter-visibility of motorists and pedestrians. In order to assist safe pedestrian movements and make the access more conspicuous, I will require the wall height to be reduced to below 1.0m for a length of frontage sufficient to secure a 40m sightline onto Fell Brow. I would suggest that this would involve 10m of wall, north from its boundary with No.54.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a property within the settlement boundary of Longridge as defined by the Ribble Valley Districtwide Local Plan, and within the boundary of the Longridge Conservation Area. Planning permission is sought to demolish the existing garage to the rear of the property, as it is suffering from subsidence due to insufficient footings.
The main implications of the proposal lie with the possible impact on the Conservation Area itself. As such, bearing in mind that the buildings existing were probably not part of the original fabric of the building, and that their current state of repair is poor, it is considered that the demolition of the buildings and extension in question will have no detrimental impact on the street scene, or on the Conservation Area as a whole.

The LCC Highways Officer has commented on this proposal however as consent is only required for the demolition of the existing garage and not for the erection of the new garage proposed, the suggested amendments to the wall on the boundary of the property can only be treated as suggestions and not as reasons for the refusal of the proposal. However, as a matter of courtesy the comments will be forwarded to the applicant with the decision notice.
As such, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION:   That Conservation Area Consent be granted.



DATE INSPECTED: 03/04/2008














