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	Date Inspected:
	28/2/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of a double garage.

	Site Address/Location:
	17 Lawsonsteads Brookes Lane Whalley BB7 9RG

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1: General Considerations

Policy DMH5: Residential and Curtilage Extensions

Policy DME4: Heritage Assets 

	Relevant Planning History:

No relevant history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located to the east of Whalley, on the northern end of Brookes Lane which is off the main highway of Clitheroe Road. Several new builds are being developed to the north of the property, as well as two dwellings to the west of the application property.
The application property and surrounding properties are faced with random stone, slate roof tiles and timber windows and doors. 

	Proposed Development for which consent is sought:

 Consent is sought for the erection of a single storey garage to the western side of 17 Brookes Lane. The proposed garage will measure 8m long, 6m wide and 3.8m high to the ridge. The proposal will be faced with natural stone, timber windows and doors and slate roof tiles. 

	Impact Upon Residential Amenity:

Consent was granted in 2016 for the erection of a dwelling to the west of the proposed garage and therefore consideration must be taken to its potential impact on future development such as this. As the proposed garage would be in line with the existing garage intended for the new dwelling to the side, it is not considered that there would be any undue harm in terms of loss of privacy/overlooking as the garages would screen this proposal. Furthermore, as the proposal is single storey it is unlikely to cause any harmful loss of light or overshadowing.

	Visual Amenity/External Appearance:

The proposed building is single storey and would not dominate the landscape of the area. Furthermore, it would be relatively screened by existing buildings on approach from the main access of Brookes Lane. 
The proposal is adjacent to the Whalley Conservation Area, however it is outside of the limits and would not necessarily affect the setting as it is not different from the other garages/outbuildings within the area and therefore would not appear out of place. 

The proposed materials are proposed to blend with the existing properties and would have an acceptable impact on the visual amenity of the area.  

	Other Matters:

An objection has been raised with regards to the lack of access and parking available for the 3 detached dwellings in the immediate area. The objection has stated that a 5 metre width of driveway should be reinstated due to the increase volume of traffic. As the Highways authority has not expressed any concerns with regards to highway safety or capacity, this should not be considered as a reason to warrant a refusal. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not cause any undue harm to the residential or visual amenity of the area and it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


