Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0205

	Development Proposed:
	Erection of replacement garage to the rear of the property at 26 The Sands, Whalley, BB79TL 

	CONSULTATIONS: Parish/Town Council

	No observations.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways – No objections. 

	CONSULTATIONS: Additional Representations

	N/A

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control. 

Policy ENV16 – Development within Conservation Areas.
Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets
Policy EN5 – Protecting Heritage Assets
National Planning Policy Framework (NPPF).

Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.


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

	Consent is sought for the erection of a replacement garage to the rear of no. 26 The Sands, Whalley.

The site falls within the Whalley Conservation area with the dwelling being identified as a part of a series of buildings that are of identified townscape merit. The dwelling is a two storey end of terrace property of stone faced construction with “Mock Tudor” timber panelling detail to the first floor front and side elevations which is reflected in the proposed garage.

The main consideration in relation to the application is the proposals impact upon visual and residential amenity and its visual impact upon the Whalley Conservation Area.  In assessing the appropriateness of the proposed canopy umbrella I am therefore mindful of S.72(1) of the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.

The proposed garage is located to the rear of the property and is accessed via a shared public right of way to the east of number 26 which also serves the adjoining properties to the west forming a shared-yard arrangement largely used for vehicular parking/general storage.

It is proposed that the garage be of random rubble stone facing with a natural slate roof with gable detailing that picks up on the first floor detailing of the existing dwelling.  Whilst windows are proposed on the north elevation, it is not felt that these will be detrimental to the residential amenity of the properties to the north due to a difference in land levels that results in the aforementioned properties sitting at a higher level than that of the proposed garage. 

I am mindful that there is no guarantee that the existing boundary wall to the north will be maintained at its current height and therefore will require that the windows be obscure glazed through planning condition and thereafter retained unless agreed by the Local Planning Authority.

Approach views of the garage will be limited from The Sands to the south and Abbots Croft to the north and it is therefore unlikely to be read visually as an integral part of the overall streetscene and is likely to be viewed as a “background element”, with its visual subservience being reinforced through the use of a dark-grey PPC garage door and black fascias/soffits.

I consider the overall appearance of the garage to be reflective of the architectural language, style and detail of the existing dwelling and therefore have no concerns in terms of the visual appearance of the garage in relation to the immediate context or the character of the Conservation Area. 

As such, it is for the above reasons that I recommend accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse impact upon the character of the Conservation Area or a building of identified townscape merit.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 06/04/2013














