Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0905/P

	Development Proposed:
	Proposed erection of a detached garage and installation of permeable hardstanding at 41 Whalley Road, Langho, Blackburn, BB6 8ES.

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways – No objections



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control

SPG – Extensions and Alterations to Dwelling

Regulation 22 Submission Draft Core Strategy 2008 – 2028

Policy DMG1 – General Considerations

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

	The application relates to a detached property located between a G6 site and no.39 Whalley Road where permission is sought for a double garage.

As submitted the gable of the proposed garage would have been adjacent to the boundary with the main road and the garage would have had a height of 4.5m.  The LPA initially had serious concerns over the siting of the proposed garage and its subsequent impact on the street scene and visual amenities of the locality given the garage was sited forwards of the front elevation of the properties on Whalley Road and the height of the garage.  As a result of these concerns and following verbal concerns raised from the Highway Authority regarding the lack of space available within the curtilage in front of the garage to manoeuvre from the garage to the highway in a forward gear.  Due to the available curtilage, the LPA sought to negotiate with the applicant/ agent to see if these concerns could be addressed.

An amended plan dated the 27 November 2012 (Dwg No: 075/09/12/41/01@A1.A) showing the re-siting of the garage showing it to have been rotated 90 degrees, pushed back in line so the front elevation would be parallel with the front elevation of this and adjacent properties. This plan has subsequently been amended again to include annotated dimensions, Drawing Number: 075/09/12/41/01@A1.B, received on the 12 December 2012.  The re-siting of the garage away from the highway and the re-orientation of the garage and its reduced height to 3.8 metres, a reduction of 0.7m, would result in the garage appearing as a subservient addition to the existing dwelling and its re-orientation would reflect the orientation of the existing properties therefore sitting comfortably within the street scene. 

The Highway Authority is satisfied that the amended siting of the garage would not cause a highway safety issue.  Furthermore, re-siting the garage has taken the garage out of the root protection zone of a large deciduous tree, thereby this tree would not be adversely affected as a result of the proposed development.

Taking the above comments into consideration I thus recommend the application 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: 20 November 2012














