Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0185

	Development Proposed:
	Proposed new timber framed garage and workshop within the residential curtilage of Michaelmas Cottage.

Michaelmas Cottage, Old Clitheroe Road, Dutton.

	CONSULTATIONS: Parish/Town Council

	No objections on the basis sympathetic materials are utilised.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Policy G1 

ENV1
DMG1



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

	Consent is sought for the erection of a single-storey detached timber framed double garage and workshop located within the curtilage of the existing Michaelmas Cottage.

The proposed garage/workshop building is approximately 5500mm wide by 8500mm deep, providing provision for the accommodation internally of two motor-vehicles and will be of an approximate overall height of 4000mm at ridge level and 2400mm at eaves.

It is proposed that the garage/workshop be sited approximately 13.5m to the north of the existing cottage and located 8000mm from the boundary to the east allowing it to be set back from the building line of the existing remodelled dwelling.

It is proposed that the garage/workshop building be clad in larch weatherboarding to match the materials found on the existing cottage, which has been extensively remodelled as approved under application Reference 3/2011/1002.

The surrounding context is largely rural and isolated in nature with limited views of the property upon approach, the site is largely surrounded to the south and west by an extensive woodland parcel, there is evidence of boundary reinforcement planting being undertaken along the eastern boundary of the site.  

There are no immediate neighbouring properties within the vicinity that are likely to be affected by the development.

I consider the visual appearance of the proposal to represent an appropriate response in terms of its wider and immediate setting and by virtue of its visual relationship with the existing re-modelled dwelling.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no material detrimental impact on nearby residential amenity nor would it have an adverse visual impact upon the immediate setting or wider context.



	RECOMMENDATION: Approve subject to conditions:

1. The development must be begun not later than the expiration of three years beginning with the date of this permission.


Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990

	2. The garage/workshop elevations, shall be clad in a material matching the existing dwelling unless agreed in writing by the Local Planning Authority.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan and Policies DMG1 of the Core Strategy 2008 - 2028 Regulation 22 Submission Draft, ensuring a satisfactory standard of appearance and given its location.


DATE INSPECTED: 28/03/13














