Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0856

	Development Proposed:
	Stone Built Garden Storage Shed 5m x 5m at Waddow House, Clitheroe Road, Waddington, Clitheroe.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	Nearby residents – 2 letters received.

Letter 1 – Objects

· Over development of site.

· Separate detached building being intended for a far different purpose in reality.

Letter 2 – Objects 

· Building is rather large taken into account the overall size of the garden.

· Proposed flowerbeds would compromise existing hedging and trees.



	RELEVANT POLICIES:

	G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations dwellings.



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

	Planning permission is sought for the erection of a stone built garden storage shed at Waddow House, Waddington. The existing dwelling known as Waddow House is a replacement dwelling granted permission under reference 3/2011/0486. This dwelling is currently under construction; it is weather tight and nearing completion. The dwelling fronts Clitheroe Road and is one of the first properties that is passed when entering Waddington from Clitheroe. 

The proposed development consists of a stone built garden storage shed that would be sited to the South East of the main dwelling. The proposed development measures 5m x 5m with an eaves height of 2m and an overall ridge height of approximately 3.5m. The proposed development is to be built from stone under a dual pitched slate roof. The building is to be accessed via double doors on the North West elevation and single doors on both the South East and North East elevations.

Key considerations in the determination of this application are; what, if any, impact the development will have upon the residential amenity of the area and the character and setting of the built environment and countryside. Due to the location of the proposed development; in relation to the neighbouring properties, I am satisfied that the development will not adversely harm the residential amenity of the area. The neighbouring property know as The Coach House is in excess of 75m away.

With regard to the impact the development will have upon the character and setting of the landscape. In terms of its scale the proposed development is substantial. However I am of the opinion that if constructed it would not result in an obtrusive or incongruous development. This is because the proposed structure is located behind the building line of the buildings located along Clitheroe Road, in addition to which the development would be set back from Clitheroe Road in excess of 15m. The existing trees and hedging in the immediate vicinity will also aide to screen the development from been obtrusive within the landscape. The orientation of the roofslopes also corresponds with those of the main dwelling and the other properties located along Clitheroe Road. I am therefore satisfied that the proposed design and character of the development would be sympathetic to the character and setting of the existing dwelling.

As outlined above 2no. letters of objection have been received. Both raise objection to the scale of the building in relation to the size of the site and remaining garden area. Whilst in relation to the level of garden area the development may be considered to be substantial, however when considered against the wider setting of the main dwelling and the relationship between the two; it is my opinion that the development would still be seen as an ancillary building to the main dwelling and be subservient in nature. 

Of the other points raised by the objection letters; there is no indication that the building would be used for any other reason than that which is stated within this application; a garden storage shed. The assertion that the separate detached building could be adopted as a detached residence is at this stage speculative.

In addition; concerns regarding the impact of the proposed planting of flowerbeds along the North Eastern boundary and the impact this would have upon the existing hedging have being raised. The works related to the formation of these flowerbeds is not something that would fall under the jurisdiction of the planning system. They are works that could be freely undertaken by a householder; in addition to this they do not form part of the development under consideration in this application.

The development site is located within flood zones 2 and 3, as defined by the Environment Agency (EA). As is required by the Flood Risk Standing Advice issued by the EA the agent for this application has submitted details of the flood resilience measures that have been incorporated into the design of the development. These are considered to be appropriate and also proportionate to the scale and use of the development under consideration.

In view of the above I see no material objections to the granting of this planning permission. 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 consent is granted.


DATE INSPECTED: 23/10/12














