Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0319

	Development Proposed:
	Proposed detached garage at Pleasant View Farm, Saccary Lane, Mellor, BB1 9DW.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council - No objections to this proposal. 



	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 ENV3 – Open Countryside

Policy H10 - Residential Extensions.

NPPF

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

	The application relates to a detached house located on the eastern side of Saccary Lane, Mellor within an area designated as Open Countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   The land at the property falls in south-east to north-westerly direction and has two plateaus separated by what resembles a ha-ha (a form of field boundary) before steeply declining to the north-western boundary of the property with a pond located in the farthest corner of the land.  

It should be noted that the Council has recently granted a Certificate of Lawfulness for a proposed detached garage, gym and garden room and a detached stable block and tack room at the property, planning application 3/2011/0552/P.  The buildings were located on the lower of the two plateaus. 

This application initially sought permission to erect a detached stable block and detached double garage with store on the higher level of the two plateaus, however, following a telephone call with the applicant he has decided to leave the stables on the land at the lower level, as approved by the Certificate of Lawfulness, and has thus requested via emails dated the 17th May 2012 and confirmed on the 23 May 2012 to delete the proposed stable block/ building from the application, thus permission is now sought solely for a detached double garage.  This garage would be positioned on the higher of the two plateaus into the area of land within the curtilage adjacent to where the applicant’s family park their existing cars.  

The garage would have approximate dimensions of 10.8m x 6.0m x 4.0m to the ridge.  It would be constructed of random stone and have a slate roof.  The garage would be blank on three elevations and on the front elevation would have two garage door openings and a standard door enabling access into the storage area. 

This is a relatively isolated dwelling with an extensive curtilage, therefore this domestic garage would have no impact on nearby residential amenity.  In relation to visual amenity, I consider the relocation of the garage to be preferable to that granted by the Certificate of Lawfulness as the bulk of the garage on its own would not detract from the openness of this area of countryside.  From any long range views the garage would be seen as an ancillary outbuilding to the main house.  The building would also be constructed in high specification materials which would compliment the stone house.  Overall, I consider the proposal to be visually acceptable and thus recommend the application 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 visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety or residential amenity.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














