Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2005/0752/P

	Development Proposed:
	DEMOLISH EXISTING GARAGE AND ERECT NEW GARAGE AND IMPLEMENT STORE (120M2) INCLUDING MINOR AMENDMENTS TO RESIDENTIAL CURTILAGE AT BROOK HOUSE, ROCK BROW, THORNLEY

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV13 - Landscape Protection.

Policy H12 - Curtilage Extensions.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for a number of works to a detached dwelling within the AONB.  The house presently has a detached garage which will be demolished with the limited built form extended into the side garden area to the dwelling.  In terms of buildings proposed, these comprise a triple garage running east/west and implement store and stables running north/south.  The garage would have approximate dimensions to 11m x 7.3m x 5.5m in height (a games room/gym being provided within the space) being constructed of stone walls under a slate roof.  In terms of the other building, this would be approximately 15m x 8m x 5.8m in height having stone work gables, a timber rear elevation, galvanised gates to its frontage, all of which being under a slated roof.  In terms of the curtilage extension this equates to a 1m encroachment to the south and 2.5m to the west.  Negotiations have taken place with the applicant to establish whether the encroachment to the south is avoidable by moving both buildings forward of the existing curtilage hedgerow.  However, doing this would impact on two material Sycamore trees to the north on that boundary which do make a visual contribution to the wider area.  I consider it is therefore important to assess the potential loss of these trees against permitting an encroachment of 1m into the rear field.  The main views of the properties are gained from the south west when descending Forty Acre Lane.  The house is clearly visible but the garden area to the west where these buildings are proposed is set in a hollow and thus not particularly visible from long range views.  Therefore, whilst I am mindful of the guidance in Policy H12 of the Districtwide Local Plan, in this particular instance I conclude that the minor extension of curtilage when balanced against potential loss of 2 mature trees is tolerable without any significant visual impact and thus recommend accordingly.



	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: 














