Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0892/P

	Development Proposed:
	Retrospective application to take down the original garage and erect new garage at Croft Cottage (rear of Ribblesdale House), Main Street, Gisburn, BB7 4HE

	CONSULTATIONS: Parish/Town Council

	Gisburn Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter of representation has been received from a nearby resident and owner of Ribblesdale House who has the followings concerns:

· Mrs Hodzon, the applicant, is not the owner of Ribblesdale House and is the tenant;

· Mrs Hodzon owns the house behind Ribblesdale hOuse called Croft Cottage;

· The applicant frequently blocks a right of way which exists in front of Croft Cottage and behind Ribblesdale House;

· The single storey garage was knocked down without permission; and,

· The site is unsuitable for a double garage due to the limited space for parking and manoeuvring vehicles;

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Gisburn Conservation Area Appraisal.

National Planning Policy Framework (NPPF).

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

	During the course of this application, it has come to the LPAs attention that the applicant Mrs Hodzon’s deceased husband owned Ribbledale House and although she still lives at this address, the owner of this address has stated that the garage in question is actually associated with the cottage at the rear of Ribbledale House known as Croft Cottage.  The address has thus been changed. 

Planning application 3/2012/0619/P, decided on the 07 September 2012, relating to Ribblesdale House, was refused for the following reason:

“The proposed detached garage by virtue of its scale, size, design and materials would result in a prominent and incongruous feature within the public realm to the detriment of the character, appearance and visual qualities of the conservation area and the significance and setting of adjacent Listed Buildings, contrary to Policies G1, ENV16, and ENV19 of the Ribble Valley Districtwide Local Plan and Section 12 of the National Planning Policy Framework.”

This application seeks to address this reason for refusal and proposes a single garage with approximate dimensions of 5.0m x 4.0m x 2.2m to eaves height and 3.0m to the ridge built out of stone with a slate roof to replace a garage which is the same size as the garage that was demolished earlier this year.

The garage proposed would be sited in close proximity to the former Ribblesdale Arms Public House, a Grade II listed building, now converted to a number of dwellings.  The scale and siting of the proposed garage is the same as existed until recently therefore the impact on the character of the conservation area would be no different to what was there.  Importantly the proposed materials of the garage, would reflect those of the listed building (former Ribblesdale Arms) when viewed from the car park of the White Bull, and would be seen against the new build properties on the same development complex when viewing the garage from Main Street.  Provided the materials to be used are in appropriate to this sensitive site the garage would have an acceptable impact on visual amenity and the conservation area.  A materials condition will be used to control this.

With regards residential amenity, I am satisfied the height of this garage at 3.0m at the ridge and 2.2m at eaves level would have an acceptable impact on both neighbouring properties bounding the site (nos. 5 and 7 Ribblesdale Court), to a degree which is compliant with the guidelines contained within the Council’s SPG.  

Concentrating on the concerns raised by the objector, the LPA have investigated the various concerns and subsequently the address of this application has been changed to Croft Cottage.  The Definitive Public Right of Way Map has been consulted and a Public Right of Way does not exist between the front of Croft Cottage and the rear of Ribblesdale House.  The objector has been informed to consult the deeds of Ribblesdale House to see if the occupiers of that property have a right of way over this area as this is more likely.  The blocking of this area by the applicant is therefore a civil matter and not a matter for the LPA or Highway Authority.  With regards the demolition of the previous garage, this would not have required conservation area consent given its limited size.  

Finally, in relation to highway safety, a concern also raised by the objector, the Highway Authority were consulted on application 3/2012/0619/P (for a larger double car garage) and raised no objections to the proposal.  This proposal is smaller in size and could only accommodate one car, therefore the Highway Engineers have verbally stated this proposed smaller garage would have less of an impact and is therefore considered to be more than acceptable.

Taking all of the above in to consideration the proposal is considered to be acceptable and is thus recommended 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: 














