Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0475P

	Development Proposed:
	Erection of single storey garage to rear of property at Orchard House, Back Lane, Grindleton.

	CONSULTATIONS: Parish/Town Council

	Parish Council: No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): No objections to the proposal on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	No other representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 – Development Control.

Policy ENV1 – AONB.

Policy ENV16 – Conservation Areas.

Policy H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.

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

	Planning permission sought for the erection of a detached garage to the rear of Orchard House, Back Lane, Grindleton. The development site is a detached dwelling that has recently been subject to extensive alterations; the development site is located within the Grindleton Conservation Area and the Forest of Bowland AONB.

The proposed garage is to be sited on land to the rear of the dwelling and accessed via the driveway that runs to the South of the dwelling. The proposed development is to measure 5.5m x 7m built to a ridge height of 4.5m. The development is to constructed from rendered elevations on the North, South and West elevations whilst the principle elevation to the East is to be constructed from sandstone. The roof is to be dual pitched and finished in slate. A vehicle door is to be provided on the East elevation whilst the North elevation will contain a single leaf door and 2.no window openings the remaining elevations are to be left blank.

In determining this application the key considerations are; the impact the development will have upon the character and setting of the Grindleton Conservation Area and the Forest of Bowland AONB; and the harm, if any, the development will have upon the residential amenity of the area.

In considering this application I am mindful of am mindful of Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the desirability of preserving and enhancing the character and appearance of the Conservation Area; the same principle can also be extended to cover the AONB. Any development that would fail to preserve or enhance the character of the Conservation Area and the Forest of Bowland AONB would be considered to be unacceptable.

Having regard to this; it is inevitable that to some extent the character and setting of the Conservation Area and the AONB will change by virtue of the development proposed within this application. However the determination that has to be made is whether this change would be to such an extent that would be deemed to be harmful and thus warrant the refusal of planning permission. Having considered the submitted details I do not believe it would be. The garage is to be sited on land to the rear of the property; as such it is positioned in a manner that reduces its prominence within the streetscene and wider general landscape. It would be set within the context of the existing residential dwelling that is surrounded by further residential properties; some of which also have detached garages or outbuildings of a similar scale and design as the one proposed within this application. I therefore do not expect the development to adversely harm the character, setting and visual amenities of the Conservation Area or the Forest of Bowland AONB. 

The development site is bounded to the North, South and West by neighbouring properties. The positioning and design of the proposed garage does not raise any concerns with regards to creating situations of direct overlooking. Nor does it raise concerns that the development would appear overbearing upon neighbouring properties. I am therefore satisfied that the proposed development would not be detrimental to the residential amenity of the surrounding area.

In order to safeguard the residential amenity of the area I propose the use of a condition that will prevent the garage from been used in connection with a trade or business; in addition to which I also propose the use of a condition that would prevent the garage from been used for any purpose other than the parking of vehicles, without the consent of the LPA. This will aide in preserving the off road parking arrangements that exist at the property.

Therefore to conclude, I am satisfied that the proposed development would not adversely harm the character, setting and visual amenities of the Grindleton Conservation Area and the Forest of Bowland AONB. Nor would the proposed development be detrimental to the residential amenity of the area. I therefore see no material objections to the granting of this planning permission and 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 consent is granted.


DATE INSPECTED: 18th June 2013














