Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2004/1062/P

	Development Proposed:
	Detached garage (Resubmission) at 11 Glen Avenue, Clay Hill Lane, Knowle Green

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Nos. 11, 12 and 13 Glen Avenue, Clay Hill Lane, are a terrace of three houses at the southern end of this unadopted lane which runs south of the main road through Knowle Green.  The lane continues as a public footpath in front of the properties.  

In September 2004, planning permission was sought for a detached double garage measuring 11m x 6m with a ridge height of 4.4m to be sited at the front of the curtilage immediately adjoining the public footpath (3/2004/0798).  The external materials were to have been a mixture of stone and render with a slate roof.  Planning permission was refused on the grounds that the proposed garage, by virtue of its size and height, and its location adjoining a public footpath, would form an over prominent and incongruous feature to the detriment of the appearance and character of the locality contrary to Policies G1 and ENV2 of the Local Plan.

In this resubmission, the garage has been moved so that it would now be alongside the house, approximately 14m away from the public footpath.  Its length has been reduced to 9m;  its height has been reduced to 4m; and the width and proposed external materials remain unchanged from the previous application. 

This is a much less prominent siting than previously proposed and is a slightly smaller building.  I consider that the garage, as now proposed, would not have a seriously detrimental effect on the visual amenity of the locality.

Subject to conditions concerning the submission of the proposed external materials for approval, and the garage to be used for private domestic purposes only I can see no objections to the proposal.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














