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	Date Inspected:
	15/08/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed new replacement garage and gym following demolition of existing garage and summer house and additional guest accomidation.

	Site Address/Location:
	Sagar Wood Birdy Brow Chaigley BB7 3LR

	


	CONSULTATIONS: 
	Parish/Town Council

	No Objections have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2018/0416-Discharge of condition 3 (materials) from planning permission 3/2017/0439. (Approved with conditions)
3/2018/0059- Non material amendment sought from planning permission 3/2017/1184 to allow substitution of amended plans. (Approved with Conditions)

3/2017/0439- Demolition of existing detached garage.  Erection of single storey extension to side, with useable roof space for guest accommodation.  New septic tank and soakaway.  New buried LPG tank.  Associated external alterations and landscaping works (Approved with conditions).

3/2017/1184- Variation of condition 2 from planning permission 3/2017/0439 to allow substitution of amended plans. (Approved with conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property comprises a detached dwelling located off Birdy Brow Road around 3.2km west of the settlement of Clitheroe and 2.7km north east of the settlement of Hurst Green. The site is located on land designated as open countryside within the Area of Outstanding Natural Beauty (AONB).

	Proposed Development for which consent is sought:

The application seeks consent for the erection of a detached double garage with guest accommodation and proposed gym following the demolition of the existing garage and summer house. The proposed garage will measure approximately 17m by 7m with a ridge and eaves height of approximately 7m and 4m respectively. This will be constructed using materials to match the dwelling Sagar Wood. The proposed gym will measure approximately 11.5m by 8.5m and will have a pyramid roof with a maximum height of approximately 4m with an eaves height of approximately 3m on the west elevation and eaves of approximately 4m on the eastern elevation.  

	Other Matters:

The application property is located over 50m from its nearest neighbour to the south west. Due to the distance of the proposal from the neighbouring property Kemple Down and the topography of the land; the proposed development is not considered to result in any significant negative impact on the residential amenity of any neighbouring properties.
The proposal includes additional guest accommodation located above the double garage. Policy DMH5 of the Ribble Valley Core Strategy states that ancillary accommodation must remain ancillary to the main dwellinghouse and only provide a modest level of accommodation. The division of the dwelling and proposed guest accommodation into separately occupied units could be injurious to the amenities of the neighbouring or future occupiers, the character of the area or result in harm to the development strategy for the borough. The creation of a new separate dwelling in this location would require further consideration by the Local Planning Authority in accordance with Policies DS1, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy. As such should consent be granted a condition will be attached to the planning permission preventing the guest accommodation being used as a separate habitable unit.

The proposed garage, guest accommodation and gym will be constructed using corresponding materials to those found within the application property Sagar wood, mainly stone, cladding and uPVC window and door frames in anthracite grey. The proposed buildings will be located towards the south western boundary of Sagar Wood’s residential curtilage and will remain subservient to the application property. Whilst the additions are sizable, the parent property is a large detached dwelling of considerable size within a large plot; as such the proposal is not considered to result in any significant negative impact on the visual amenity or character of the host dwelling or surrounding area. 

	Observations/Consideration of Matters Raised/Conclusion:

With all the above taken into account it is recommended accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


