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	Date Inspected:
	N/A
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Revised design for a detached garage.

	Site Address/Location:
	Robin Hill Talbot Bridge Bashall Eaves Clitheroe BB7 3NA

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections regarding the proposed replacement dwelling and are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site. 

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2016/0938 - Revised design for proposed replacement dwelling with detached garage. Approved

3/2016/0206 - Proposed replacement dwelling. Approved

3/2015/0553 - Proposed replacement dwelling. Approved
3/2014/1057 - Lawful Development Certificate for existing use of building as a dwelling within the meaning of Class C3 of the Town and Country Planning (Use Classes) Order 1987 (as amended) without restricted occupancy. Approved

3/2014/0809 - Proposed replacement dwelling. Refused

76/0873 – Approval of reserved matters of BO/2016 – Granted.

BO 2016 – Outline application for erection of agricultural worker’s bungalow – Approved. 

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the erection of a detached garage at Robin Hill, Talbot Bridge, Bashall Eaves, Clitheroe. The application site historically comprised a single storey dwelling in a remote countryside location in the Forest of Bowland AONB with the dwelling being constructed as an agricultural worker’s dwelling in the late 1970s/early 80s. A Lawful Development Certificate in 2014 confirmed that the building had been occupied as a dwelling without restricted occupancy for in access of four years.
Since then the site has been subject to a number of applications seeking approval for the erection of a replacement dwelling. Permission was granted by planning application 3/2015/0553 for a two-storey four bed replacement dwelling with attached garage in 2015. In 2016 planning permission was granted for a larger 4-bed replacement dwelling and most recently planning consent was granted for a revised replacement dwelling with a detached double garage. The most recent application originally included the provision of a triple garage with storage space above and the agent was advised that, given that the replacement dwelling would represent a significant increase in size when compared to the original bungalow, it was considered that a triple garage measuring 11.1m x 6.5m would intrude into the open rural character of the area and would not be clearly subservient to the main dwellinghouse. On this advice the garage building was reduced to a double garage with a ridge height of 5m.

This application seeks consent for the triple garage as originally submitted with application 3/2016/0938. The garage would be located to the north east of the main dwelling and would measure 11.1m in width and 6.5m in depth. It would have an eaves height of 3.2m and would be 6m to the ridge with a first floor storage area. It would have a natural stone frontage and the remainder of the walls would be grey coloured rough cast render. It would have a blue slate roof and would be adorned with natural stone heads, cills, jambs and mullions.

	Observations/Consideration of Matters Raised/Conclusion:
Policies EN2 and DME2 of the Core Strategy and section 11 of the National Planning Policy Framework afford the AONB the highest status of protection in relation to landscape and scenic beauty. As such, new development should ensure the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty is protected, conserved and enhanced. 

The primary consideration in this case is the impact of the ancillary garage building on the character and appearance of the AONB and the immediate area. It is noted that the approved dwellinghouse represents a significant increase in size when compared to the original bungalow and I consider the approved property to represent the maximum size achievable without causing harm to the scenic beauty and character of the wider area. However, in my opinion this does not prohibit the addition of a clearly subservient and well-sited ancillary building.
The garage building would be located in the north east of the site and would be positioned behind the main building when viewed from the highway. Concerns remain regarding a loss of openness within the site however it is considered that the addition of the garage would not result in a cramped arrangement so much that it would result in unacceptable visual harm to the visual amenity of the surrounding area. The applicant has provided evidence of other similar garage developments approved at various locations in the borough. These were granted consent in accordance with policies contained in old Local Plan which was superceded by the Ribble Valley Core Strategy in December 2014 and each application must be determined on its own merits given differences in locality and the sites in general. Nonetheless, the garages referred to share some physical similarities with the garage proposed by this application. Additionally, due to levels proposed within the site, the ridge of the garage building would be similar in height to the eaves of the main dwelling. Taking into account the additional information provided by the applicant, it is not considered that the proposed building is sufficiently large or bulky to justify refusal of the application on the grounds of its impact on the visual appearance of the area.
In conclusion, it is considered that the proposal would not result in any unacceptable visual impact to warrant refusal. Subject to conditions to ensure the use of appropriate materials and retention of the garage for vehicular parking, the proposals are acceptable and are recommended for approval.

	RECOMMENDATION:
	That planning consent be approved


