Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0183

	Development Proposed:
	Proposed erection of garage with office over and associated site works for disabled use. Re-submission of 3/2011/0745P at Lime Kiln Cottage, Bedlam Road, Thornley-with-Wheatley.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received at the time of writing this report.

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

NPPF – National Planning Policy Framework

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

	Lime Kiln Cottage together with attached property Lime Gate Cottage appear as a pair of traditional stone built, albeit partially rendered semi-detached properties located in a relatively isolated position on a prominent roadside frontage well outside any designated settlement and within an Area of Outstanding Natural Beauty. 

This application is a re-submission of application 3/2011/0745, which sought permission for the erection of a proposed garage/office and covered link which was refused by virtue of the scale, size and siting of the proposal and its detrimental visual impact upon the appearance of the property, this pair of semi-detached properties as viewed within the public realm and the AONB due to the extension of built form. 

This application details the erection of the detached garage/office only. The main footprint of the building is to measure 6.7m x 5.6m with a ‘lean-to’ extension to the rear measuring 2.5m x 1.2m. Height to the ridge is to measure 5m with a partial flat roof and the proposal is to be sited 4.3m from the eastern side elevation of the two-storey side extension to the main property and in line with the front building line of the original property. The walls are to be rendered with sandstone quoins to the southern elevation with a slate roof and timber cladding to the upper walls of the building to the eastern and western elevation.

As stated in my previous report, as there are no residential properties to the east, north or south of the applicant’s property any impact of the proposal upon the amenity of neighbouring residents will be minimal. Therefore the main consideration in the determination of this application is the visual impact of the works upon the appearance of the property and the visual quality of the Area of Outstanding Natural Beauty.

Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’.

The Councils SPG states as a general rule any extension should not dominate the original house and there should be a good visual relationship between the original dwelling and any subsequent additions’. Moreover the guidance states that within open countryside size controls will be more strictly applied and states that ‘extensions which lead to properties becoming significantly more prominent will not be allowed. Part of the character of these areas is the stock of relatively small cottages’.

The above principles are also supported in the National Planning Policy Framework (NPPF) which states, amongst other things in para. 58. that ‘decisions should aim to ensure that developments respond to local character and history, and reflect the identity of local surroundings and materials’ and in para. 60. that it is proper to ‘seek to promote or reinforce local distinctiveness’.

With regards to potential impact upon an Area of Outstanding Natural Beauty Policy ENV1 of the Districtwide Local Plan states that development should contribute to the conservation of the natural beauty of the area – ‘the protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal’. Para. 115. of the NPPF states that great weight should be given to conserving Areas of Outstanding Natural Beauty ‘which have the highest status of protection in relation to landscape and scenic beauty’.

Concern was expressed in the previous application that as the proposal included a covered link attached to the garage which was forward of the main building line of the property, this would result in the expansion of built form eastwards from the main property which would have a harmful visual impact upon the appearance of the property and the openness of the AONB. 

It is now considered that in design and visual terms, as the link extension has been removed there is now a clear visual break between the property and detached garage therefore any impact upon the openness of the AONB will be minimal. Also as the garage has been set further back within the site and has been reduced in size the prominence of built development at this property has been reduced and is partially screened from view by the mature woodland to the east of the property as viewed from the main road so as not to prove demonstrably harmful to the appearance of the property. Therefore, on balance, the revised scheme is appropriate and is in compliance with both local policies contained within the Districtwide Local Plan and national policies contained within the NPPF.

In addition, the proposal would also result in a ‘live-work’ unit as office accommodation for a local business would be provided above the garage. The NPPF highlights that part of the presumption of sustainable development includes facilitating ‘flexible working practices such as the integration of residential and commercial uses within the same unit’ (para.21.) and ensuring that ‘the planning system does everything it can to support sustainable economic growth’ (para. 19) which includes the growth of a rural business. The application is therefore recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in significant visual detriment to the appearance of the property, the Area of Outstanding Natural Beauty or nearby residential amenity.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 13/10/2011 – Date of site visit in relation to initial application.

















