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	Date Inspected:
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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed construction of a single storey twin garage to the rear.

	Site Address/Location:
	26 The Sands, Whalley, BB7 9TL

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Comment received on 20/09/2022 – No Objections subject to conditions. 

	CONSULTATIONS: 
	Additional Representations.

	One comment has been received which has been summarised below:

· Significantly larger than the single storey garage which previously was on site.
· The garage will be much larger than the neighbouring office building. 
· Dominant feature of the site.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Key Statement EN5 – Heritage Assets  
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)

Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.

Whalley Conservation Area Appraisal


	Relevant Planning History:

3/2014/1108:
Changes to planning consent 3/2013/0205. Obscure glazed window to the north elevation, render finish to the north, east and west elevations, stone finish to the south as approved. Door position altered from east to west elevation. (Approved)

3/2013/0205:
Replacement garage to the rear of the property. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application site relates to a two-storey end of terrace property located to the North of The Sands, situated within the settlement boundary of Whalley. The dwelling itself consists of stone and render to the elevations, with ‘mock Tudor’ timber panelling to the front and side, slate roof tiles and timber windows and doors. 

The surrounding area is predominantly residential, with a Public Right of Way situated to the East of the development area. The application property is situated within the Whalley Conservation Area and has been identified in the Whalley Conservation Area Appraisal as a building of townscape merit. The site is also within influential distance from the Grade II Listed Abbey Presbytery and falls within the boundaries of Flood Zone 2 and Flood Zone 3. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey twin garage to the rear of the application property known as 26 The Sands. The double garage will measure approximately 6m in width and 6.8m in length, with a maximum ridgeline height of approximately 4.4m with the eaves falling to 2.2m from ground level. The materials will consist of natural stone and render, with slate roof tiles, and timber window and door frames. 


	Residential Amenity:

The application property is situated on the end of a terrace, with a shared parking and storage area to the North of the terraced row. Bungalow properties leading off Abbey Croft are sited to the North of the proposed development. One window is positioned on the North facing gable end of the garage, however it is believed that the window implemented will not result in a detrimental impact on any neighbouring properties due to the differing land levels. As a result, the development will be sited on land lower than the aforementioned properties behind a tall boundary wall. However, to ensure no overlooking is encouraged, the window on the North elevation shall be conditioned to be obscured glazing. 

The proposal shall be sited alongside an existing outbuilding used by an adjacent property, however due to the nature and scale of the development, no overshadowing shall be experienced as a result.  


	Visual Amenity/External Appearance/Heritage:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The application site is situated within the boundaries of the Whalley Conservation Area, and so consideration must be given towards the impact of the proposal will have on the historic character of the surrounding area. With reference to making decisions on applications for development situated within a conservation area, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “…special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.”

The Ribble Valley Borough Council Core Strategy also emphasizes the importance that all development within a Conservation Area should “respect and safeguard the character, appearance and significance of the area”. The Whalley Conservation Area Appraisal (2005) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the Whalley Conservation Area. 

The proposed garage to the North of the application property will feature a gabled roof design, measuring approximately 4.2m to the ridge, and falling to around 2.2m at the eaves from ground level. The development will measure a total length of approximately 6.8m externally, with a total width of around 6m respectively. The garage will be visible from the highway and the adjacent footpath which runs down the Eastern side of the development. However, as the garage will be read in the context of other outbuildings situated to the rear of The Sands, and due to the element being entirely subservient to the existing property, it will not be widely viewed and is therefore not considered to have any detrimental impact on the surrounding character area’s visual amenity value.  

The proposed detached garage would incorporate appropriate materials by virtue of natural stone to the front elevation, cream render finish to the sides and rear, ‘mock timber’ detailing and natural slate roof tiles will integrate effectively with appropriate materials found on the application property and dwellings within the immediate vicinity. The gable roof design will match that of buildings surrounding the site, therefore it is not considered that the proposal would in any way detract from the historic character of the Whalley Conservation Area. 


	Landscape/Ecology:

Constraint analysis shows that the property lies within Flood Zones 2 and 3. As such, the applicant is advised to adhere to the recommendations stipulated on page 2 of the submitted flood risk assessment in addition to the Environment Agency’s ‘Householder and other minor extensions in Flood Zones 2 and 3’ guidance found online. 


	Highways:

Lancashire Highways Authority have been consulted on the proposal and requested that the length of the proposal was reduced in order to accommodate a 6m separation distance between the front elevation of the garage and the boundary wall to the North of the application property. Since the amended plans were submitted, highways have no objections subject to conditions. An informative is also to be included informing that the development may affect the setting of the adjacent Public Footpath and that the grant of planning permission does not entitle a developer to obstruct a right of way.   


	Observations/Consideration of Matters Raised/Conclusion:

It is concluded that the proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted. 
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