Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0744/P

	Development Proposed:
	Extension to existing approved garage building at Poplars, 4 Whalley Road, Wilpshire, Lancashire, BB6 8EJ.



	CONSULTATIONS: Parish/Town Council

	Wilpshire Parish Council – Object to any building in front of the building line.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No letters have been received from nearby neighbours.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application seeks permission for the extension of a previously approved garage at Poplars, 4 Whalley Road, Wilpshire. Given that permission was previously granted for the new vehicular access to the site, the main concern is the visual impact of the larger garage building in the garden of the property.

With regards to the visual impact of the proposed garage, and more specifically in response to the comments from the Parish Council, it is worth noting that the previous application for the single garage was amended so that the building would be sat further in the site, albeit in front of the property, in order to appear less intrusive in the streetscene. The previously approved garage measured 5.8m in depth x 4.3m wide x approx. 3.6m in height, and is set approx. 10.5m back from the edge of the highway.

The proposed new garage measures 6.8m deep x 8.05m wide and approx. 4.38m in height, and is again set 10.5m back from the edge of the highway. This has been reduced in size from the scheme originally proposed in order to reduce the visual impact of the larger block on the streetscene, and details have again been provided to represent how the building will be viewed in relation to the nearby houses. The plans again indicate that the garage will still be set back behind the building line, as drawn from the property no. 946 Whalley New Road to no. 1 Salesbury View, and that due to the proposed slope on site from the highway edge down to the garage, only 3.3m of the garage building will actually be visible. The boundary screening on both the southern and western boundaries of the site also help to reduce the visual impact of the proposal.

Therefore, whilst I am mindful of the points of objection from the Parish Council, it is considered that although the garage proposed on these plans will be more visible, it is considered that the proposal is still in accordance with the Local Plan Policies and the SPG notes, and its approval will not be to be to the detriment of the streetscene nor to the visual amenity of the area. As such, the application is granted 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 08/09/2009











