Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0432/P

	Development Proposed:
	2 No proposed detached garages with associated external works at Pale Farm Cottages, Moss Lane, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has the following concerns:

1.
The two detached garages will obscure the view of the lane for some residents and may reduce the light to some properties.  It was felt that repositioning the garages to the south side would not be as invasive to others and would be recommended and supported.

2.
The new stone dividing wall will reduce the space which is currently used as a turning point for large vehicles such as refuse collection, fuel oil and coal delivery vehicles, and emergency services.  This may result in difficulties and inconvenience for other residents should large vehicles be unable to manoeuvre.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections to this proposal.

United Utilities – No objections to this proposal.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	The application site comprises part of a group of properties at the southern end of Moss Lane, a hard surfaced country lane off the south side of Green Lane to the east of the village of Chipping.  The site is within the Area of Outstanding Natural Beauty.

In 1998 permission was granted for the rebuilding of a barn (now known as Parlick Cottage) as a detached self contained holiday let (3/1998/0729/P) and permission was also granted to convert an existing adjacent garage/store into two semi-detached holiday lets (3/1998/0728/P).  Both permissions were implemented.

In 2011 permissions were granted for the conversion of the detached holiday let into a dwelling and the conversion of the semi-detached pair of holiday lets into a single dwelling (3/2011/0249/P and 3/2011/0546/P).

The applicant, who owns all three holiday lets, is now intending carrying out work to enable the units to be changed into two dwellings in accordance with those recent permissions.  Permission is now sought for a detached garage for each of the two dwellings.  The garages would both be sited in front of the properties adjoining Moss Lane and would be served by the existing vehicular access and driveway between the two properties.  Both garages would measure 7m x 5m with an eaves height of 2.4m and a ridge height of 3.8m, and both would be constructed using natural stone with natural slate roofs.

Siting the garages in front of the properties consolidates the existing group of properties at this end of Moss Lane rather than resulting in further built development projecting into the open countryside, which would be the case if the garages were sited at the rear.  At the front the garages do not impact upon any of the other dwellings within the group, but only impact upon the properties which they will serve.  Siting the garages in this position also leaves the properties with an uninterrupted view of the open countryside at the rear.  The garages are also of an appropriate design and appropriate external materials such that, in my opinion, they would not in any way detract from visual amenity.

With regards to the comment of the Parish Council relating to the turning of large vehicles, the area in front of the properties would still be available for this purpose, and the County Surveyor has not expressed any objections to this application on highway safety grounds.  There are also other turning areas available at this end of Moss Lane.

Overall, I can see no objections to this application and accordingly consider that permission should be granted.



	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: 27 JUNE 2012














