Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0243

	Development Proposed:
	Proposed Garage, The Vines, Preston Road, Ribchester, PR3 3XL.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – Objection received on the following grounds:

· The proposed garage has been built within close proximity to the neighbouring property resulting in an adverse effect upon residential amenity.

· Whilst the building is largely hidden from the highway the visible portion of the development has been poorly executed and the use of stone is not in keeping with the surrounding context



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways - No objection.



	CONSULTATIONS: Additional Representations

	One letter of objection has been received on the following grounds:

· Loss of light due to the siting of the garage

· Noise disturbance resultant from vehicles manoeuvring within close proximity to existing bedrooms.



	RELEVANT POLICIES:

	Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.
Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DMH5 – Residential & Curtilage Extensions.



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

	Retrospective consent is sought for the erection of a detached double garage at The Vines, Preston Road, Ribchester, PR3 3XL.
The proposed garage is located within the southeastern extents of the residential curtilage of The Vines, fronting Preston Road.  The dwelling and garage location are largely screened from view upon approach by the presence of a 2400mm brick wall across the majority of the southwest road frontage.  

Externally the footprint of the proposed garage measures approximately 5280mm b7 7210mm, being 2450mm high at eaves level and approximately 3160 at its highest roof point.  The garage has been sited to the northwest of the nearest neighbouring property, being sited 2580mm from the site boundary.

The garage has previously been subject to a planning enforcement complaint; with the applicant being advised that a retrospective application be made to ensure the development is lawful.

In assessing the proposal I am mindful of the potential for any significant detrimental effect upon neighbouring residential amenities and any detriment to the visual amenity of the area that may be resultant from the development.  It is recognized that a neighbouring property has raised an objection in relation to the potential loss of light and disturbance resultant from both the siting and use of the garage respectively.  Given this portion of the site could be used for vehicular parking/maneuvering without the requirement for planning consent I do not consider it likely that the garage would result in an intensification or level of use that would be uncharacteristic of that which would normally be associated with domestic use.

Furthermore, given the garage is sited approximately 2580mm from the site boundary with the closest neighbouring property I do not consider that any significant loss of light will be resultant from the garage, this is further reinforced by the solar orientation of the proposal with the garage being located directly to the northwest of any potentially affected windows.

In assessing the proposal I am also mindful of the potential impact upon the visual amenity of the immediate area.  Given the garage is largely screened by both a 2400mm high front wall and extensive landscaping to the southwest I do not feel that the garage in its existing form can be considered to be of detriment to the visual amenity of the wider or immediate 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 a significant detrimental impact upon the visual amenity of the immediate area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15/05/2013














