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	Date Inspected:
	30/01/19
	

	Officer:
	Stephen Kilmartin
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Detached triple garage with storage above. (Resubmission of application 3/2018/0782).

	Site Address/Location:
	St Leonards Lodge 11A Whalley Road Billington BB7 9NA

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2018/0782:

Detached triple garage with storage above.  (Refused)

3/2015/0250:

1 detached house with detached double garage  (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 11 A Whalley Road Billington.  The property is a two storey detached dwelling with attached garage located on the east facing elevation of the dwelling.  The area is predominantly residential in nature and largely typified by a variety of dwelling-types with no prevailing vernacular establishing the character of the area.  

Primary vehicular access is provided off Whalley Road, with the property utilising a shared access arrangement with the neighbouring property to the west known as ‘The Vicarage’.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a detached double garage with storage provision at first floor within the roof-space is located within the residential curtilage of St. Leonards Lodge, 11A Whalley Road.

It is proposed that the building will have a footprint measuring 7m in width, being 6m in depth and measure 2.26m and 5.4m at eaves and ridge respectively.  The submitted details propose that the rear (south), and side elevations (east and west) will be faced primarily in white render with the front (north) elevation being faced in pitch-faced sandstone.  It is further proposed that the north and south facing roof-planes will each accommodate two velux windows with the roof being faced in welsh blue slate 

A window is proposed at first floor level in the west facing elevation with a window also being proposed at ground floor on the opposing east-facing elevation.  It is proposed that the garage building will be orientated to follow the alignment of the main dwelling albeit being located approximately 6m to the south of its primary elevation and as such the rear elevation of the garage will directly front Whalley Road.  



	Impact Upon Residential Amenity:

The closest nearby residential dwelling is ‘Standridge’ which is located approximately 12m to the east of the proposed garage.  Standridge has a number of windows that benefit from a westerly aspect giving rise to the potential of direct overlooking between the proposed building and the existing dwelling.  

Taking into account that the garage will be non-habitable and that the window on the eastern elevation is to serve the vehicular parking area, it is not considered that there would be any significant detrimental impact upon residential amenity as a result.

Notwithstanding the above, it is noted that there is the potential for the internal use of the garage to potentially fluctuate or change without the need for consent in the absence of any conditions restricting its use.  In this respect it is considered appropriate, that should consent be granted, that a condition be imposed that ensures the east-facing window be obscure glazed.


	Visual Amenity/External Appearance:

It is proposed that the garage will be of a gabled appearance being faced in primarily render, save that of the north facing elevation which will be faced in square-coursed pitched faced sandstone with quoin detailing.  The roof will be faced in welsh blue slate with the north and south facing roof-planes each accommodating two velux windows.
The proposed garage is orientated in such a manner in that it is parallel to the alignment of the dwelling which it intends to serve, albeit being set 6m to the south of its primary elevation.  As such the siting of the garage is significantly forward of the building line established not only by the existing dwelling but also of that of the neighbouring two dwellings to the west.  
However, the pair of dwellings to the immediate east are set significantly forward of the aforementioned building-line. As such, the already staggered building line assists in lessening the visual impact of the forward projection of the garage with the proposed building, by virtue of its orientation, projecting forward of the primary elevation of the pair of semi-detached dwellings by approximately 1m at its greatest extents. 

Taking into account the proposed buildings orientation in relation to the dwellings to the east and taking account the significant setback of the building from the road, ranging from 13.9m to 16.6m, it is not considered that the proposed siting or orientation of the proposed garage will be of detriment to the character or visual amenities of the area. 


	Landscape/Ecology:

No implications.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.


