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	Date Inspected:
	15/03/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing garages and car port and erection of new garage.

	Site Address/Location:
	10 Blackburn Road  Ribchester  PR3 3ZP

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal is a replacement for the existing facilities and since there are no highway concerns I would raise no objection to the proposal on highway grounds.

	LCC Archaeology: 
	

	Given the limited amount of ground disturbance required we do not consider that any formal archaeological work is merited on this site.

	RVBC Countryside Officer:
	

	No bat survey required.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Policy EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring good design

Section 12 – Conserving and enhancing the historic environment

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the demolition of existing garages and car port and the erection of new garage at 10 Blackburn Road, Ribchester. The application dwelling is an end-of-terrace property located on the north side of Blackburn Road, Ribchester. An associated garage and carport is sited around 6.5m from the gable end of the main dwelling and is separated from it by an unadopted side street that leads to the rear of the terraced row. The application site is located within Ribchester Conservation Area and the adjoining buildings consist of a timber carport with a corrugated fibre cement roof and two single garages, one constructed from concrete blocks and one from red brick. The buildings are orientated so that the garage door openings face the side elevation of 10 Blackburn Road and the roof is a combination of three gables.
This application seeks to demolish the existing buildings and would replacement them with a single storey garage building on the same footprint. This would provide parking for two family cars and space for the applicant to store his collection of motorcycles. The garage building would be side gabled with the south-facing gable elevation fronting Blackburn Road. The building would be constructed using facing bricks to match the gable elevation of the main dwelling (red brick) and natural stone gable elevations and would have a natural slate roof with conservation roof lights. Furthermore, the proposed building would seek to replicate the details on the main dwelling including stone window surrounds. The building would have an eaves height of 2.4m and a ridge height of 4m. It would have a 4.8m wide up and over garage door on the east elevation.

	Observations/Consideration of Matters Raised/Conclusion:

In determining the application it is important to consider the design of the proposals, its effect on the visual appearance of the surrounding area, its impact upon the character, setting and visual amenities of the conservation area and its effect on the amenities of neighbours.
With regards to visual impact Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 imposes the general duty on LPAs for ‘special attention to be paid…..to the desirability of preserving or enhancing the character or appearance of a conservation area’. Policy DME4 of the Adopted Core Strategy states that ‘proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported’. Paragraph 132 of the NPPF notes that ‘when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation.’
The proposed development would not have any impact on the residential amenities of neighbouring residents. It terms of its visual impact, the proposed development would result in an improvement when compared with the existing buildings. It would complement the appearance of the main dwelling by reflecting its design and materials. The gable elevation facing Blackburn Road would be built using natural coursed stone to match the materials on the terraced dwellings to the east and the natural slate roof would allow the building to blend into its surroundings. The garage building would be constructed on the footprint of the existing buildings and would be set back from the principal elevation of the row of terraced dwellings. It is noted that the mass and height of the proposed building exceeds that of the existing buildings. However, given that the building is set back from the highway and would make use of materials that are sympathetic to its surroundings it is considered that the design of the building would not harm the appearance of the immediate area nor would it harm the character of the conservation area.
There is some landscaping to the front of the existing buildings. The applicant intends to remove the existing shrubs during construction and replant. Therefore, should consent be granted, the applicant would be required to undertake replanting in front of the gable elevation facing Blackburn Road.

The applicant has provided a simple flood risk assessment in accordance with the Environment Agency’s standing advice as the site is located within a flood zone 2. The floor level of the new garage would be no lower than the existing buildings, no low level air bricks/vents would be incorporated into the build, new electrical sockets will be at a height of no less that 450mm above finished floor level and the building would be constructed in accordance with DCLG guidance ‘Improving the Flood Performance of New Buildings’.
In conclusion, it is considered that the proposed development would not result in harm to the appearance of the existing building, the character or appearance of the conservation area or the residential amenity of neighbouring occupiers. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted


