Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2012/0931/P

	Development Proposed:
	Replacement garage at 17 Humber Street, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV16 - Development Within Conservation Areas.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Planning permission is sought for the erection of a replacement garage at 17 Humber Street, Longridge.  The development site is a mid terraced dwelling located within the Longridge Conservation Area.  The existing garage is detached from the main dwelling and is located on a separate parcel of land to the north east of the dwelling.

The properties on Humber Street are characterised by having detached amenity space on land opposite the terrace to the north east.  Generally this space is used as amenity space or as the site of detached outbuildings or garages and off-street vehicle parking.

The existing garage is pre-fabricated structure which measures approximately 3m x 5m.  The proposed replacement measures 4.2m x 6.5m and will stand to an overall height of 3.8m.  The proposed replacement is to be constructed from artificial stone on the south east elevation (principal elevation facing Humber Street) with the remaining elevations being finished with rendered blockwork.  

The development site is located adjacent to the boundary of the Conservation Area.  Whilst the proposed development would be larger than the existing building, I do not believe that the development would be unacceptable by virtue of its size.  The design of the building is of far higher quality than the pre-fabricated structure which exists at present, I am therefore of the opinion that the proposed development could to an extent be considered to enhance the character and setting of the Conservation Area.

Key considerations in the determination of this application are the impact the development may have upon the residential amenity of the area and the impact the development will have upon the character and setting of the Conservation Area.  

As discussed above, the properties along Humber Street are characterised by having detached amenity space on land adjacent to the dwellings, which is used for a range of uses incidental to the main dwellings.  Having visited the site, I am of the opinion the proposed development would not give rise to conditions which would be detrimental to the residential amenity of the area.

Policy ENV16 of the Ribble Valley Districtwide Local Plan places an emphasis on high quality development within Conservation Areas.  An overarching aim of the policy is to ensure development conserves or enhances the character and setting of the Conservation Area.  I am of the opinion that the development will, to a degree, enhance the Conservation Area.  This is by virtue of the proposed design materials being of higher quality to those of the existing prefabricated structure the development would replace.

In view of the above comments I see no material objections to the granting of this planning permission.  I therefore 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 permission be granted.


DATE INSPECTED: 31 October 2012














