Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0541/P

	Development Proposed:
	Proposed single storey garage at Pear Tree Cottage, Gallows Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objections.

United Utilities – No objections.

	CONSULTATIONS: Additional Representations.

	No objections in principle, concerns regarding impact upon residential amenities due to elevated position.  Impact upon present open outlook.  Impact upon Listed Building.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Planning permission is sought for the erection of a single storey garage located within the curtilage of Pear Tree Cottage, Gallows Lane, Ribchester.  The proposed development is to be constructed from timber under a blue slate roof.

The proposed development is to be situated to the rear of Pear Tree Cottage on land which sits approximately 1-1.3m higher than the ground levels around the dwelling.  The proposed development is to measure 6.3m x 4.8m with an eaves height of 2.1m and a ridge height of 3.2m.  Since the original submission the ridge height has been reduced to 3.2m. This amendment addresses concerns raised regarding the overall height of the structure, particularly in relation to the existing dwelling.  Originally the proposed height of the garage would have been 3.7m.  However due to the change in land levels of approximately 1-1.3m the proposed garage would have appeared to be of a similar height to the original dwelling, which would have made it appear a dominant and overbearing feature.  However the reduction to 3.2m addresses these concerns.  The garage will now appear as a subservient feature to the dwelling.  The original proposal also included a partially hipped roof.  This has been removed and now a far more simplistic dual-pitched roof is proposed.  This reflects the vernacular of the immediate area.

The reduction in overall height will also help to address the concerns raised by a neighbour that the proposed development would be obtrusive.  Due to the overall distance (in excess of 17m) between the proposed development and the neighbouring dwelling, Lower Dutton Cottage, I am of the opinion that the development would not become an overbearing feature which would cause adverse harm upon the residential amenity of the area.

One suggestion that has been raised was to move the location of the garage to the northern corner of the development site.  Having considered this I am of the opinion that this would potentially increase the overall impact of the development as it would appear totally detached from the group of existing buildings.  In its proposed location the garage is viewed as having a direct relationship to the existing house.  This relationship is far more desirable than one whereby the garage would be isolated.  It would also be far less prominent due to the visual association it would have to the dwelling.

With regard to the potential impact upon the setting of the Listed Building, I am of the opinion that any impact would be minimal.  This is because the only public vantage point where the development is seen against the Listed Building is from the public right of way (SP25) located to the north of the development site.  However due to the fluctuating land levels in the area from this vantage point only the rear roof slop of Lower Dutton Cottage is visible.  I am therefore of the opinion that the garage would not adversely damage the character or setting of the Listed Building in this particular instance.  Two buildings would be viewed as separate entities.

In view of the above comments, I therefore recommend 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: 11 JULY 2012 AND 14 AUGUST 2012














