Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0318

	Development Proposed:
	Application for a non-material amendment to planning permission 3/2010/0113P and 3/2012/0368P to 1) Omit stone faced retaining wall to side of the new access road and 2) add Anderton Keystone retaining wall system in classic facade style using York stone colour to side of the new access road at Land adjacent to Whalley Road, Sabden, Lancashire.



	CONSULTATIONS: Parish/Town Council

	N/A



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):
Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection
Policy EN5 – Protecting Heritage Assets

Policy DME4 – Protecting Heritage Assets


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

	The site is located on the edge of the village of Sabden, and lies within the Forest of Bowland AONB.  The site is visible from the Conservation Area.  This application seeks a non-material amendment to the approved scheme for eight new build dwellings on the site in order to change the materials approved for the retaining wall for the access road into the site.  Originally a natural stone wall was approved to border the access road, however due to unforeseen complications and requirements regarding the load bearing structure required, a stone clad wall will not suffice.

The proposal is to now use a ‘Keystone’ retaining wall system on site, which will successfully provide the stability required on site.  The stone proposed is the ‘Yorkstone’ colour, which is comparable to the stone that will be used to construct the new dwellings.  In addition, the retaining wall itself will not be visible from outside the site, other than from long distance views, due to the fact it will used from the natural ground level upwards to the highway level.  It will not be used to create a wall beside the new access road.

The main consideration is the visual impact the development proposed would have on the AONB and views out of the Conservation Area.  On this basis, as the wall will not be significantly visible from outside the site due to its location within the site, I have no objections to this proposed amendment.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on the building or adverse affect upon the setting of the AONB or on the adjacent Conservation Area.



	RECOMMENDATION: That permission be granted.


DATE INSPECTED: Various 2013














