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	Date Inspected:
	19/7/16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Enlargement and alterations to existing garage

	Site Address/Location:
	Watery Gate farm, Whitecroft Lane

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key statement EN1: Greenbelt

Policy DMG1: General Considerations

Policy DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

91/0823:
Formation Of Living Accommodation From Storage Building And Erection Of Double Garage

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property lies to the east of the settlement boundary of Mellor, within the defined Green Belt. The property is accessed off Whitecroft Lane, Mellor, and is a converted agricultural building. The property is faced with random stone and timber windows with stone lintels and sills. The property has had previous permission for the erection of a double garage, to which this application relates. 

	Proposed Development for which consent is sought:

Consent is sought for the erection (alterations and extension to previous permission 3/1991/0823) of a garage within the curtilage of Watery Gate Farm. The original approval allowed for a garage measuring 7.2m by 6.7m whereas this proposal is for a garage measuring 9.3m long by 6.7m wide The extra proposed length is for the addition of a store room to the north of the proposal. The height of the proposal will be 4.9m to the ridge, 2.6m to the eaves.  The front elevation of the garage will be stonework whereas the other elevations will be faced with render on blockwork. The proposed roof materials will be tiles. There is also an area of hardstanding to the east which will not exceed the width of the proposed garage and also a proposal for an associated ‘bunded oil tank’. 

	Impact Upon Residential Amenity:

The nearest dwelling is over 120m away (to the west) from the proposed garage and would consider this a significant distance to avoid an unacceptable impact on their residential amenity. There are no dwellings to the east of the proposal and would therefore not consider there to be a harmful impact from the proposal in terms of appearing overbearing or loss of privacy. 

	Visual Amenity/External Appearance:

As the proposal is the extension and alteration of a building within the defined Green Belt, the Local Planning Authority must consider any potential harm of the proposed development. With this in mind, as per paragraph 89.of the NPPF ‘the local planning authority should regard the construction of new buildings as inappropriate in Green Belt. Exceptions to this are …the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building’.  In my opinion, the proposals do not result in a disproportionate addition that is over and above the size of the original building and would accord with this element of the NPPF. Moreover, although the previous approval for a garage was prior to the adoption of the Ribble Valley Core Strategy, the same principles apply. With regard to this policy, while the previous approval for the garage was slightly smaller than the proposed, I do not consider there to be any more of a harmful impact from the slight increase in length. A footpath runs along the road of Whitecroft Lane and views of the proposal would be obvious, however the changes to the garage is only changing slightly from what is already in situ and would be an acceptable impact on the visual amenity of the area. 

	Other Matters:

The defined curtilage of the proposal was not defined on the site plans submitted which caused confusion as to whether the proposal could be considered to be within the defined curtilage. Accordingly, the agent submitted new site plans to illustrate the curtilage which incorporated the garage and as such proved to be acceptable. 

	Observations/Consideration of Matters Raised/Conclusion:

The alterations and enlargement to the garage are not considered to be harmful to the residential amenity of neighbouring properties, or the visual amenity of the open countryside or greenbelt, and as such is recommended accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


