Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2008/0094/P

	Development Proposed:
	Single storey garage at 2 Burnhouse Cottage, Back Lane, Newton

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy SPG – Extensions and Alterations to Dwellings

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

	The application relates to a cottage that is one of three dwellings in a former converted barn within the Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   

The converted barn  is situated within open countryside in an isolated position.  The proposal seeks the construction of garage located within the residential curtilage of the property.  The garage will be situated next to an existing garage/ garden shed belonging to no 1 Burnhouse Cottage, previously approved (3/2005/0395).  

The garage is to be constructed of a mixture of stone and timber boarding and will have a slate roof to match the neighbouring building. There are no residential amenity impacts as the building is a considerable distance from the dwellings. 

With regard to the impact on long distance views from the Area of Outstanding Natural

Beauty the garage will be screened by the adjoining garage to the ease, the agricultural building to the rear and the converted barn, now dwellings to the west.   Although there is significant screening to the front of the garage by trees the building will be visible from a distance but I do not believe it will be inappropriate given the quality design and that the materials to be used are to match the existing building. 

Therefore, taking the above comments into consideration I recommend the application 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: 07/03/2008














