Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0325

	Development Proposed:
	Replacement garage and felling of tree at 3 Larkhill Cottages, Old Langho.

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Countryside Officer (RVBC) – The tree is in the R category [BS5837 Trees in Relation to Construction] these are trees that have serious irremediable structural defects and irreversible overall decline. I have no objection to its removal.

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident wishing to express that the development will alter the view from his property but is aware that this is a ‘non-material’ consideration’. Notwithstanding this, no objection has been raised to the proposal.

One letter of objection has been received from a neighbouring resident who raises concerns with regards to an ongoing boundary dispute and the loss of the tree protected by a T.P.O.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV13 – Landscape Protection

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to parcel of land to the rear of, and in the ownership of 3 Larkhill Cottages.

Permission is sought to replace the existing garage to the rear with a more permanent structure to be used as a garage/store measuring 5m x 6m x 3.6m in height to the ridge constructed of facing brick to the front elevation and concrete panels to the side and rear with a concrete tiled roof. I consider that the scale, size and design of the proposal is appropriate and as it is sited adjacent to a similar development to the rear of residential properties it is considered that its visual impact upon the immediate locality will be minimal. 

It is considered that any impact upon the amenity of neighbouring residents will be minimal. The garage will be sited over 10 metres from the rear elevations of properties which front Pendle View and there is an existing concrete blockwork wall on the common boundary between these properties and the area of land to the rear of properties at the head of Larkhill Cottages.

I note the concerns from neighbouring residents with regards to the development encroaching upon ownership boundaries and conflicting with covenants, however these issues are independent civil matters and not classed as material planning considerations in the determination of the application. The approval of this application does not supersede any covenant restrictions or grant consent for the applicant to build upon land not in his ownership. This application is based upon the compliance with planning policies alone.

Neighbours also raise concern with regards to the loss of the tree protected by a T.P.O. An independent study to establish the health of this tree has confirmed that it is has serious defects and a very short remaining safe life expectancy of less than five years. As such, the Countryside Officer has confirmed that he has no objection to it being felled in consideration of the findings of the study.



	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: 27/06/2011














