Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0946/P

	Development Proposed:
	Erection of detached garage at The Old Stables, Trapp Lane, Simonstone, BB12 7QW.

	CONSULTATIONS: Parish/Town Council

	Simonstone Parish Council - Raises objections to this proposal as the site is outside of the settlement area and considers there to be little justification for a garage when the applicants live in Higham.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections to the proposal.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy H17 – Barn Conversions – Design Matters

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – Genertal Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME4 – Protecting Heritage Assets

Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings 

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

	The application relates to an end terrace unit, which is the result of a barn conversion at the rear of the Higher Trapp Hotel.  Permission is sought for a detached garage located to the north-west of the barn conversions.  The garage would have approximate dimensions of 5.0m x 5.0m x 5.7m to the ridge and would be sited adjacent to an existing double garage belonging to another property within the terrace. 

Visually, the building would be seen as part of the existing built form and its materials would match those of the garage adjacent.  I do not consider that its siting would adversely affect the setting of the barn conversions given the array of development to the east of the Old Stables including the link extension into an office building and the presence of stables.  Thus the proposed garage is considered to be acceptable.

With regards residential amenity, the garage would be located at the rear of an area used for parking and is sufficiently far away from neighbouring properties so not to cause harm.

With respect to the objections raised by the Parish, whilst the applicants do not reside in the property and the garage is located in an area of open countryside, I do not consider there would be significant harm caused resulting from approval of the garage for the reasons stated above.

For the above reasons, I thus recommend the application 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: 21 November 2012














