Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0465

	Development Proposed:
	Proposed detached double garage at Green End Croft, Sawley Road, Grindleton.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	RVBC Engineering Section – Requests the use of a condition in respect of contaminated land.



	CONSULTATIONS: Additional Representations.

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Borough Council Districtwide Local Plan:

Policy G1 – Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

Policy H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.

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

	Planning consent is sought for the erection of a detached single storey double garage at Green End Croft, Sawley. The development site is located within the Forest of Bowland AONB. The boundary of the Sawley Conservation Area is approximately 25m to the South of the development site, the development site is located outside of the Conservation Area.

The proposed development is to be sited approximately 2m from the North elevation of the existing dwelling and measure approximately 6.3m x 5.6m. The garage is to be constructed from stone on its East elevation whilst the remaining elevations are to be finished in render with stone quoin detailing. The roof is to be dual pitched and finished in slate, standing to an overall height of 4m. Two vehicle doors are to be sited in the East elevation, whilst a single leaf door is to be provided in the South Elevation; 1.no window opening is to be sited in the North elevation. The garage is to be accessed via the existing tarmac driveway that will be extended from the existing dwelling to meet the new garage.

The key considerations in the determination of this application are; the impact development will have upon the character, setting and visual amenities of the AONB and the character and setting of the existing dwelling and the impact, if any, the development will have upon the residential amenity of the area. 

Any development that would adversely harm the character, setting and visual amenities of the AONB and, by virtue of its close proximity, the Sawley Conservation Area, would be considered to be unacceptable.

The development proposed within the application would be a subservient addition to the existing dwelling. In addition to this it would also be located in close proximity to the existing dwelling. The choice of location does present benefits to the development. It would be closely associated with existing built forms, thus preventing it from appearing isolated within the landscape. In addition to this is position relative to the existing dwelling will also ensure that it is screened to some extent by the existing dwelling, aiding to reduce any adverse visual impact the development may have.

I am therefore satisfied that the development would not have a detrimental impact upon the character, setting or visual amenities of the Forest of Bowland AONB and the Sawley Conservation Area. 

The proposed garage is to be sited directly to the North of the existing dwelling of Green End Croft. Given the location of the garage in relation to the neighbouring properties in the vicinity I am satisfied that the development will not adversely harm the residential amenity of the area.

Given the sites location within the AONB I also propose the imposition of conditions which will prevent the garage from being used for commercial purposes and also prevent the garage from being used for any other use other than the parking of vehicles, without the consent of the LPA; safeguarding the character and setting of the AONB.

The Council’s engineering section has requested the use of a condition is respect of contaminated land.

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: 10 June 2013














