Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/1086/P

	Development Proposed:
	Proposed erection of a two storey three bedroom dwelling adjacent to the existing cottages recently erected on Smithy Row at 7 Smithy Row, Hurst Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No representations received.

United Utilities – No objections to this application.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Core Strategy 2008-20028 A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME4 – Protecting Heritage Assets.

National Planning Policy Framework



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

	The application site is on the north side of Smithy Row within the settlement boundary of Hurst Green and also within the Conservation Area and the Area of Outstanding Natural Beauty.  

The site is part of the former Coachworks of Lakeland Coaches which was used by that company between 1958 and 2010 when they moved to their current premises in Ribchester.  

In recent years the former smithy on the site has been converted (with the appropriate planning permission) into a dwelling; and a terrace of three two storey cottages has been constructed.  All four dwellings are now occupied and have their own off road parking provision.  The three terraced houses each have two parking spaces at the front, and private gardens at the rear.  

On the original planning permission for the three cottages, (3/2000/0321/P) garaging was shown at the western end of the terrace, between the terrace and the converted smithy.  The garages have not been built and it is now considered by the applicant that, with two parking spaces in front of each dwelling, they are not necessary.  

Permission is therefore now sought for a fourth cottage to be attached to the terrace on the area originally proposed for garaging.  This would be identical to the other three cottages in terms of size, design and external materials and also with regards to the provision of front parking spaces and a rear garden.

I consider the proposed construction of one dwelling on this site within a settlement boundary to be acceptable in principle and in accordance with the sustainability requirements of NPPF and the relevant saved policies of the Local Plan (G1 and G4) and the equivalent policies (DMG1 and DMG2) in the Core Strategy Submission Draft.  

I am mindful of national advice and, in particular, Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and consider that, in view of its matching design and external materials etc, the proposed dwelling would not have any detrimental effects upon the appearance of the Conservation Area; nor would it adversely affect the  AONB.  Its siting and window positions etc are also such that it would not have any detrimental effects upon the amenities of any nearby residents.  Finally, it would not have any detrimental effects upon highway safety.  

I can therefore see no objections to this application.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would not have any detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 7 February 2013














