Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2008/0331/P

	Development Proposed:
	New detached garage land opposite 31 Pendle Street West, Sabden

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

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

	The application relates to a former allotment garden that is used as residential curtilage for no 31 Pendle Street West which is the western end terraced property on the north side of that road.  The dwelling is adjoined to the north and west by the Victoria Mill proposed industrial and housing development site.  The former allotment garden part of the site is adjoined to the west by open fields, to the east by other former allotments also clearly being used as residential curtilage, and to the south by the curtilages of other residential properties.

A large shed on the site has recently been demolished and the framework, but no glass, of a greenhouse remains on site.  I consider that, as a replacement for these buildings, the proposed pitched roofed garage with a natural stone front and rendered side and rear walls would not be detrimental to the appearance of the locality which is within the AONB but not in the Conservation Area.

The ground level of the site is approximately 1m below the level of the unmade section of Pendle Street West that gives access to the site.  The agent has said that this will be catered for by sloping the drive down to the garage which would be on existing ground level, rather than by raising the floor level of the garage.  However, I consider that precise details of the ground level changes need to be submitted for approval.  I therefore recommend a condition to cover this matter.

Subject to such a condition, and others concerning materials and private domestic use only, I consider the proposal to be acceptable with regards to its effects on visual amenity and the amenities of nearby residents.  It will also provide off-street parking spaces in this area of terraced houses where there are existing parking problems.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 19 November 2008














