Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref:  CS/JS

	Application No: 
	3/2005/0904/P

	Development Proposed:
	Garage at Bowtree House, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	The application relates to one of the two houses which were erected on a former caravan site at Mill Lane off Slaidburn Road, Waddington following planning permission granted in 1992.  Following the permission for the dwellings themselves, planning permission was granted for a detached double garage for this particular property in 1993 (3/93/0762/P).  That existing garage building is of stone construction with a pitched slate roof and is sited to the front/north eastern side of the dwelling itself.  

The end of the garage closest to the house has been converted (as permitted development) into additional ancillary living accommodation for the dwelling (which I understand has been occupied by the applicant’s son).  Permission was granted under reference 3/2005/0463/P for the conversion of the remaining two thirds of the building to provide a small unit of holiday accommodation comprising a lounge/dining/kitchen room, an internal porch and WC on the ground floor with a bedroom and shower room within the roof space.  That permission has not yet been implemented.  

Permission is now sought for a detached garage in the south western corner of the curtilage.  It would be on a relatively low lying area (which is presently lawned) and would be close to shrubs, but not close to any trees.  The Countryside Officer, Dave Hewitt, has confirmed that he has no objections to this proposal.  

Whilst there are no trees immediately adjoining the site of the garage, there are trees on the opposite side of a small brook, which would screen the garage from view from the west, south and east, whilst, from the north, it would be screened by the rising level of the land within the curtilage upon which a number of shrubs are also growing.  

The garage would be constructed using natural stone and natural slates to match the existing dwelling.  The site of the garage is not close to any other dwellings, and there is ample provision for the turning of vehicles within the site.  

Overall, I consider that the proposed garage would not have any detrimental effects on the appearance of the AONB, or upon the amenities of any nearby residents.  Subject to a condition that the garage be used for private domestic purposes only, and not in association with any trade or business, I can see no objections to the proposal.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no significant detrimental impact upon nearby residential amenity, the visual amenities of the locality or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15 NOV 05














