Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/0409/P

	Development Proposed:
	Proposed demolition of an existing detached garage and construction of a detached building to provide garaging for private cars with a games/music room at first floor level. The first floor will be contained within the roof space of the building at Greenacres, Cunliffe Lane, Wiswell, BB7 9BL.

	CONSULTATIONS: Parish/Town Council

	Wiswell Parish Council has no objections to this proposal but comment that the building has the potential to be a small house in the future.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities has no objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy H10 - Residential Extensions.

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

	The application relates to a substantial detached house set within extensive grounds at the northern end of the village of Wiswell.  The property is located outside of the designated village boundary within an area designated as Open Countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   

Permission is sought to replace an existing detached pre-fabricated garage and erect a two storey outbuilding with dormer windows.  It would have approximate dimensions of 9.0m x 8.2m x 3.1m to eaves level and 7.3m to the pitch and would incorporate a double garage at ground floor with a games room at first floor.  The front south facing elevation would have two wooden garage doors with three tall windows positioned centrally above.  The rear north facing elevation would have two first floor windows.  The side elevations would both have two dormer windows projecting from the roofslope.  These dormers would have a width of 1.9m, a height of 2.0m (the glazed area would have a height of 1.4m) and would project from the roofslope by 2.1m at there furthest point. The building would be rendered with a green slate roof to match the existing property.  

The two main considerations are residential and visual amenity.  In relation to residential amenity, three sides of the property abut agricultural land and on the fourth side the nearest properties are over 100 metres away, I therefore conclude that the proposal would have no affect on residential amenity.

The two storey outbuilding would appear subservient in its scale and height to the main house.  The building would be located close to the eastern boundary of the property where Footpath no. 2 in the Parish of Wiswell runs adjacent to this boundary.  There is planting along this boundary which will help to soften the proposal when viewed from this.  Overall, I consider that the proposed outbuilding, located within the extensive curtilage of the property, would not harm the amenities of the area so significantly to warrant refusal of the application on this ground alone.

Due to the demolition of the existing garage, and the location of this property near to woodland and watercourses, the Council’s Countryside Officer would wish to see that the demolition of the garage be carried out in accordance with the methods, actions and timings all work should cease until advice has been sought from a licensed ecologist.

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 planning permission be granted.


DATE INSPECTED: 02 December 2011














