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	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing garage and replacement with new double garage and utility room/store with annex above.  New pergola to adjoin existing decking.

	Site Address/Location:
	Hayfield Main Street Grindleton BB7 4QT

	


	CONSULTATIONS: 
	Parish/Town Council

	1. Our policy states no new dwellings on Main Street due to existing traffic congestion.
2. We believe this application should be for a second dwelling not a garage. If you put living accommodation in a building is that not a dwelling?

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection to the proposed development, however, It is recommended that any rights are removed that would allow the garage to be converted to a habitable room without first obtaining planning permission.  The reason for this is to protect the vehicle and cycle parking provision. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key statement EN2- Landscape
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)

	Relevant Planning History:

82/0022- Side Extension (Approved)
81/0828- Detached Garage (Approved)

BO 1826- Development of Land (Refused)

BO 1179- Extension (Approved)

BO 1086A- Proposed House Plans (Approved)
BO 1086- Proposed Detached Bungalow (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a large detached dwelling set back considerably from the highway, Main Street, within the centre of Grindleton. The dwelling itself is not located within the Grindleton Conservation Area, but the access to the property is within the area. 

	Proposed Development for which consent is sought:

The application seeks consent for a number of alterations to the existing property:

· A pergoda is proposed to the east of the application property, this structure will have a flat roof at a height of approximately 2.5m tall. 
· The proposal also includes the demolition of the existing garage and construction of a replacement garage with annex accommodation within the roof space, the garage will be L shaper to accommodate a store and utility at ground floor level. The double garage will measure approximately 8m by 6.5m with the adjoined store measuring approximately 3.5m by 9.5m. The proposed garage will have a ridge and eaves height of approximately 6m and 3.5m respectively. 

After negotiation the proposed two storey rear extension and alterations to the dwelling house were  removed from the submission.

	Principle of Development:

Should consent be granted a condition will be attached to the planning permission preventing the annexe being used as a separate habitable unit. The division of the dwelling and proposed annex into separately occupied units could be injurious to the amenities of neighbouring or future occupiers, the character of the area or result in harm to the development strategy for the borough. The creation of a new separate dwelling in this location would require further consideration by the Local Planning Authority in accordance with Policies DS1, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy.

	Impact Upon Residential Amenity:

 The nearest residential property 1 Chestnut Cottages, lies approximately 40m to the south west of Hayfield. The application property lies set back from the highway in a significant plot of associated land, due to the existing levels of the land the proposed works will not result in any significant impact on the residential amenity of the aforementioned neighbouring property. 
The neighbouring property to the north west of Hayfield Orchard House, is sited significantly further forward in its plot when compared to Hayfield as such the proposed alterations to the garage will be located approximately 42m to the south east of this neighbour, due to the orientation and distance the proposed works are not considered to result in any significant detrimental harm on this neighbouring property. 

	Visual Amenity/External Appearance:

The application property is located adjacent to the Grindleton conservation area, with the access for the property within the conservation area. The dwellings within Grindleton are of similar construction along Main Street, predominantly being of two storey dwellings constructed using stone and or render, with most properties facing the highway. The application property is located set back significantly from the highway and is a large dormer bungalow, with a front facing two storey gable, a unique design when compared to the surrounding area. 
The proposed garage, is considered to be in keeping with the application property mimicking the front facing gable, which was an original feature of the host dwelling. The proposed Pergoda and decking will not be visible from any neighbouring properties nor the public realm. As such the proposed development is not considered to have any significant impact on the visual amenity or character of the host dwelling and the adjacent conservation area.

	Ecology:

A bat survey submitted with the application concluded that the alterations proposed will not result in the loss or disturbance of any high value roost potential. It is extremely unlikely that any roosting bats will be disturbed or exposed during work and the scale of the extension will not have any impact on any potential foraging of commute routes of any local bat populations. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposed garage and pergoda will not result in any significant impact on the visual amenity of the host dwelling nor the residential amenity of any neighbouring properties. 

	RECOMMENDATION:
	That planning consent be granted.



