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	Date Inspected:
	08/09/2016
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed replacement garage

	Site Address/Location:
	1 Tithe Barn Cottage, Pendleton Road, Wiswell

	


	CONSULTATIONS: 
	Parish/Town Council

	Wiswell Parish Council, have raised the following comments;
· The replacement garage is welcomed as the existing building is in need of repair

· If approved, the replacement garage must only be used for the purpose intended.

· No windows should be inserted, in order to protect neighbours privacy

· In order to protect residential amenity, there must be soundproofing for the area designated as a music room

· There are no details of how the lower garage will be accessed 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to the implementation of conditions

	CONSULTATIONS: 
	Additional Representations.

	Two objections have been received from neighbouring properties, the nature of their objections include;
· Concerns regarding the possible asbestos

· A detached dwelling will not be in keeping with this part of the village

· A restriction should be implemented to stop any form of accommodation

· Concerns regarding the ‘music room’

· The proposed development is overbearing

· Issues with septic tank

· Concerns regarding parking

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

DMG1: General Considerations

DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

3/2016/0079:

Extension to existing building to create a cattery and stables, construction of ménage, midden and access arrangements.  Resubmission of planning application 3/2015/0571.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property lies within the defined open countryside, outside the settlement of Wiswell, and Wiswell Conservation Area. The application property is within a row of cottages; however the application is for a replacement garage which is detached from the main house.

	Proposed Development for which consent is sought:

Consent is sought for the replacement of a garage, which will be sited in the same location as the existing, and will be the same in dimensions, other than the length of the proposal which will be slightly shorter. The dimensions will be 5m wide, 9.2m long and 4.8m high (whereas the difference from the existing is that the length is 10m). 

	Impact Upon Residential Amenity:

The proposed garage will not be changing from the existing garage, other than a slight decrease in length and roof type and would therefore not have a harmful impact on the residential amenity of neighbouring properties. Objections have raised concerns regarding the noise implications from the ‘music room’ – however clarification from the applicant has indicated that the room will be used mainly for storage and the use of a sound system. I am satisfied that any Nosie concerns will be addressed through other forms of legislation (i.e. enforcement or environmental health) and cannot be considered as a material consideration as part of this application. Other concerns raised issues of appearing overbearing; however I do not consider this to be the case as the garage is not changing from what is already in situ. Another concern was the issue of the insertion of windows, however, there are windows already to the rear of the existing garage, which do not overlook into any habitable rooms or amenity space and this application would only replace these windows. With reference to the insertion of the windows to the rear of the garage, at present there is an open field and a cattery and as such would not be afforded the same level of amenity.

	Visual Amenity/External Appearance:

Bearing in mind that the garage is not changing from what is already in-situ, I do not consider there to be a harmful impact on the visual amenity of the area. Furthermore, the garage at present is a curved roof, however it is proposed to be a dual pitched roof with one higher and one lower garage. Bearing this in mind, I consider the pitched roof to be in keeping with the surrounding dwellings and would consider the impact to be acceptable. 

	Observations/Consideration of Matters Raised/Conclusion:

In reference to the concerns regarding highway safety and parking, Lancashire County Highways department have raised no concerns regarding the impact on highway safety.
There were concerns within an objection regarding the lower garage access. The clients have clarified that the lower garage will be accessed via a road to the rear, which also leads to an existing cattery business, which I note is owned by the same clients.

It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


