Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0818

	Development Proposed:
	Proposed car-port to rear of the garage to provide a covered storage area at Brookside Garage Ltd, Padiham Road, Sabden.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections.

Environment Agency – No objection in principle – Applicant must obtain prior written consent from EA before any development is commenced.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	G1 – Development Control.

ENV1 – AONB.

ENV16 – Conservation Areas.

EMP7 – Extensions/Expansions.



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

	Brookside Garage is an established vehicle repair business located off Padiham Road, opposite the White Hart Public House; in the village of Sabden. The site is abounded by Sabden Brook to the South and Sabden car park to the west. The development site is located within the Forest of Bowland AONB and the Sabden Conservation Area. 

Planning consent is sought for the erection of a car-port extension to the rear, to provide a covered storage area at Brookside Garage. The proposed development consists of a lean to type extension to the rear of the existing garage. The development will project 4m from the rear (South) elevation and measure 7.7m in width. The proposed extension will stand to an eaves height of 3.05m and an overall height of approximately 4.2m. The proposed development will be constructed from profiled sheeting.

The existing space to the rear of the garage building is currently utilised for storage. The proposed development would occupy part of this existing area. If constructed the structure would be utilised for the same purposes as existing; the benefit being that it would provide a partially enclosed and dry storage area. This would be accessed via the existing access gate located to the West of the site that is accessed via the existing public car park and the existing rear door from the garage building.

I am of the opinion that in terms of scale and design the development would be in keeping with the existing garage building. The construction methods and materials used would be broadly the same as those already utilised in the building.

Key considerations in the determination of this particular application is what, if any, impact the development will have upon the character, setting and visual amenities of the AONB and the Sabden Conservation Area. Any development that would adversely harm the setting of either of these areas would be considered contrary to established policies within the Ribble Valley Districtwide Local Plan.

Having considered the submitted details I do not believe that the proposed development would be detrimental to either the AONB or Conservation Area. This is because the proposed development would be, in my opinion, minor in its scale and nature and would be sympathetic to the existing garage building. In addition the location of the development is extremely well screened. This is achieved by the existing tree lines around Sabden Brook and along the site boundary to Padiham Road. Furthermore the existing garage will provide screening from views from the North.

The presence of pre-existing screening will prevent the development from adversely impacting upon the streetscene and therefore the Conservation Area and AONB. With regard to the residential amenity of the area; I would anticipate that the development would not be of detrimental harm to the residential amenity of the area; certainly to no greater extent than is already the case. This is because the development does not propose any intensification in use of the site. The proposed development merely seeks to improve the environment in which the current use is operated, by providing a dry storage area.

Whilst the Environment Agency have raised no objections in principle to the proposed development. They have requested that the applicant submits full details of the works proposed and obtains the prior written consent from EA. This is due to the sites close proximity to Sabden Brook.

Having considered the submitted details, I am of the opinion that the proposed development will not adversely harm the character, setting and visual amenities of the AONB or the Conservation Area. I therefore see no material objections to the granting of planning permission and recommend 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 conditional planning consent is granted.


DATE INSPECTED: 3rd October 2012














