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	Date Inspected:
	16/1/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed garage

	Site Address/Location:
	The Old Tannery, Edisford Road, Waddington

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	 No objection subject to a condition

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received from a neighbouring property which consists of:
· Part of the property of which the site forms is within a conservation area

· The site is within close proximity to a listed building

· Overshadowing of nearby properties and will not sit comfortably within the existing landscape

· Harmful effect on trees

· The design and appearance of the building is ugly 

· Overlooking

· May be converted into an alternative use

· Should be positioned in a more favourable position

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1: General Considerations
Policy DMH5: Residential and Curtilage Extensions 

Policy DME1: Protecting Trees and Woodlands

	Relevant Planning History:

3/2006/0024:
Proposed garage. (Approved with conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a large detached building; however the site subject of this application is located to the west of the application property, adjacent to the neighbouring property of Pinder Hill Barn. The application site is located outside the Waddington Conservation on the periphery of the defined Conservation Area limit, although it is located within the Forest of Bowland AONB. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a garage, located off the existing Driveway of the application property. The proposal will measure 10m by 6.5m and will have a height of 5m. The proposal will be faced with random stone, slate roof and timber doors.  

	Impact Upon Residential Amenity:

There are no significant concerns in relation to the impact on residential amenity. With reference to the objection and issues raised, the proposal would be over 12m away from the neighbouring property of ‘Pinder Hill Barn’ and would therefore not impact their amenity in terms of appearing overbearing or loss of light. Furthermore, with reference to the objection regarding loss of privacy there are no windows proposed in the elevations and I am therefore satisfied that the proposal is acceptable in terms of its impact upon residential amenity.  Suggestions from the objectors including re-locating the proposal nearer to their boundary would not be acceptable as I would consider this would impact on their light and may cause privacy issues and as such no amendments have been sought. 

	Visual Amenity/External Appearance:

The proposal would appear subservient when viewed in context with the larger curtilage of the application property. Additionally, the proposal has been reduced slightly due to tree concerns and I am therefore satisfied that the proposal will not dominate this area.  The proposal would also be screened by the topography of ‘Pinder Hill’ and the trees within the immediate area and would not be visually prominent in the landscape. The proposed materials of stone and slate would also be in keeping with the application property and the neighbouring properties and is not considered that the proposal will cause harm to the visual amenity of the area.
 Moreover, other garage schemes have been approved within this location prior to this application, and would therefore be difficult to warrant a refusal. 

	Landscape/Ecology:

The proposal was reduced in size in order to reduce the impact on the root protection area of the existing trees. As a result, a condition will be attached to any approval to protect the amenity of the trees. 

	Other Matters
With regards to an objection raised in terms of the garage being converted for an alternative use in the future, this will be conditioned in order to prevent any possible conversion in the future. 

	Observations/Consideration of Matters Raised/Conclusion:

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.


