Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/0416/P

	Development Proposed:
	Proposed replacement garage with the addition of workshop and replacement access drive at 3 Three Lane Ends, Garstang Road, Chipping, PR3 2QH.

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections such to the use of appropriate conditions - The plan shows the existing hedgerow realigned back from the highway edge to give clear visibility 2 metres from the edge of the carriageway this should be maintained.

	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 an end terraced property within the Area of Outstanding Natural Beauty.  The property, to which the application relates, no.3 Three Lane Ends, is positioned opposite to the junction of Garstang Road with Inglewhite Road, Chipping.  The area is located outside the defined settlement limit of the village of Chipping.

Planning permission is sought to replace an existing sectional garage with a larger structure, incorporating a double garage and a workshop. The current access to the existing garage, located on a corner, will be closed and permission is also sought to create a new vehicular access in a central location with improved visibility splays.

Permission was initially sought for a garage with approximate dimensions of 12m x 6m x 2.6m to eaves height and 5.3m to the ridge.  The gable elevations of the building would have been mostly glazed at first floor level.  The height and the glazed elevations of the building would have appeared visually prominent in the AONB.  As such the applicant has reduced the scale of the building (Drawing Numbers: 7003a.&b. and 7004/a) to 11m x 5.5m x 2.45m to eaves and 4.3m to the ridge.  The glazing in the apex of the roof on the gable facing Garstang Road has been removed and this will now be seen as a blank gable.                                                                      

Given the position of the outbuilding no neighbours will be significantly affected as a result of the works.

In relation to visual amenity, The design of the revised garage is acceptable.  Also acceptable is the scale of the revised building which is considered to be more in keeping with the scale of the end terrace property to which this application relates.  The building would be timber with a cedar shingle roof which will weather naturally over time.  The site has a few trees within the curtilage of the property and a substantial hedgerow exists along the boundary of the property, thus this landscaping will soften the proposal.  The creation of a new access, including the realignment of a substantial boundary hedge will open up this enclosed site, however, once this hedgerow has re-established much of the building will be screened from public vantage points.  A mature Ash Tree exists within 6.0m of the proposed new gravel driveway.  The Countryside Officer has suggested that a tree protection condition be used to protect this tree during the construction of the outbuilding and as such one will be used.

In assessing the impact of the building on highway safety, the LCC highway engineer initially had concerns about the lack of visibility from the new access.  Amended plans were submitted showing the existing hedgerow realigned two metres back from the edge of the carriageway.  The Highway Engineer is satisfied that the visibility from the new access is satisfactory and thus has no objections to the proposal subject to the permanent closure of the existing access and the inclusion of a number of conditions relating to the proposed access being included on any decision notice.

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: 29 July 2011














