Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2010/0622/P

	Development Proposed:
	Application for a non-material amendment to planning consent 3/2009/0566/P – relocation of the detached garage to comply with critical roof exclusion zone over the established oak tree; substitution of two garage doors instead of the three approved and variation to size and location of velux roof lights on house at Shire Lane Farm, Shire Lane, Hurst Green.  

	CONSULTATIONS: Parish/Town Council

	Parish  Council – N/A



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	

	CONSULTATIONS: Additional Representations.

	N/A



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV13 - Landscape Protection.



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

	This application seeks to secure approval for three sets of non-material amendments to planning consent 3/2009/0566/P which granted permission for a replacement dwelling within the AONB.

To the west of the dwelling is a mature tree in an adjacent field and, as approved, there was to be a detached garage set in close proximity to this.  The first amendment sought is to reposition this garage approximately 15m back from the highway in order to be outside the roof protection area of the tree.  The garage will still sit within the defined and previously established curtilage area.  Moving the garage away from the tree is advantageous from a tree protection stance and thus it is the visual impact of this which needs further consideration.  The proposed dwelling, whilst fronting onto Shay Lane is actually most visible from the south when travelling on Longridge Road as it stands on the skyline.  However, I do not consider that the garage would be unduly prominent and will remain duly subservient to the main house even though its built form will extend further back into the garden than the dwelling.  Thus I am of the opinion that this amendment is acceptable.

The second revision is to the garage doorway openings.  As approved there would be three separate doorways and it is now intended to only provide two – a double width one and single width.   This elevation faces towards the house and across the garden and I do not consider it would prove significantly detrimental to the visual characteristics of the area.  

Finally, revisions are shown to the velux rooflights on the rear/southern elevation.  Four velux have been approved with the two larger ones set at a higher level on the roofscape.  The plans now denote four velux at high level and of the larger size and, on balance, I do not consider they would prove significantly detrimental to visual amenity.  

On the basis of the above I conclude that all three non-material amendments sought should be granted approval.



	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 the non-material amendments be approved. .


DATE INSPECTED: 














