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	Development Description:
	Construction of additional detached garage with storage room on first floor.

	Site Address/Location:
	Oak Bank Slaidburn Road Newton BB7 3DL

	

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.
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	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received and raises the following concerns:

· the proposed building will be not only visible, but obtrusive.
· The structure will be in direct line of sight for everyone who is driving north to Newton, or coming up the path from Slimrow.
· The building will be over 17 feet high, rising from a position that is already elevated above the level of the road.
· It will dominate the view of the Oak Bank complex from whichever angle it is seen. The effect will be to make the whole complex appear more bulky and obtrusive.
· As the application now stands, it represents an unacceptable intrusion on the view from the road and from the Storth footpath.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy EN2 – Landscape 
Policy DMG1 – General Considerations
Policy DMH5 – Strategic Considerations

National Planning Policy Framework
National Planning Policy Guidance

	Relevant Planning History:
No relevant planning history.

	

	ASSESSMENT PROPOSED DEVELOPMENT: 

	Site Description and Surrounding Area:
Permission is sought for the construction of an additional detached double garage with first floor storage room at Oak Bank, Slaidburn Road, Newton. The application site is located in the open countryside and Forest of Bowland AONB around 1.5km south of the village of Newton.

The application property is a detached stone-built property with the front elevation facing north towards Newton. The gable of the property faces the adjacent highway, Slaidburn Road. The access into the site is to the north of the dwelling with the driveway passing close to the west gable of the property to a rear parking area with existing attached double garage. The site boundary with Slaidburn Road consists of a stone wall and ivy-covered trellis above which in combination provides a screen of approximately 2 metres in height. 

The surrounding area is rural in nature with a scattering of individual dwellings and farmsteads. A detached dwellinghouse, Wyndyates, with associated outbuildings, with the characteristics of a former farmstead, are located on the opposite side of Slaidburn Road. A public footpath (FP 40) passes to the south of this property.


	Proposed Development for which consent is sought:
Consent is sought for a new double garage with store room above. The proposed garage would be located to the south of the main property on an existing gravelled area contained by a stone wall and ivy-covered trellis. 

The proposed building would measure 6.9m x 7.8m and would have a ridge height of 5.65 metres. The building would be built from natural stone with a slate roof. The proposed building would be set back approximately 4m from the boundary with Slaidburn Road.


	Observations/Consideration of Matters Raised/Conclusion:
The most important consideration in the assessment of any development proposals in the AONB will be the protection, conservation and enhancement of the landscape and character of the area. Key Statement EN2 expects development in the AONB to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.

Policy DMG1 states that consideration must be given to the density, layout and relationship between buildings.

The principle of constructing a new garage building and store at the site for incidental use by the occupants is acceptable. However, there is a requirement to consider the relationship between the proposed building and the parent property. The issues raised in the single letter of objection are noted and echo the concerns of the planning officer. 

It is accepted the building would not be prominent from longer distances. However, the proposed garage building and store would be 5.65m high. As sited, it would be clearly visible and a prominent addition to passing motorists and footpath users, obscuring views of the main dwelling. It is noted that the application site is higher than the height of the carriageway and this would further increase the sense of bulkiness and prominence. Whilst the existing boundary treatment would screen the proposed building to a height of 2m it would obviously extend well above this.

Following discussion with the applicant the development proposals have been amended. The ridge line of the garage roof has been re-orientated such that it would now be on a north-south axis. The height of the proposed building has also been reduced from 5.65 metres to 4.9 metres. Having regard to these amendments it is deemed that the proposals would now have a visually acceptable relationship with the main property. Whilst the garage building would remain prominent to passing motorists, the bulkiness of the garage has been significantly reduced due to the re-orientation and reduction in height which means that motorists would have views of the stone gable elevations on approach from both directions along Slaidburn Road. The building would be constructed in materials to complement the main property.

The County Highways Officer has raised no concerns in relation to highway safety issues and the proposal would not result in any impact on residential amenity. It is noted that the site is located adjacent to an established tree belt and this is likely to provide a good foraging area for bats. As such, it is considered reasonable to request the provision of bats/bird nesting/roosting features to be erected, the details of which should be submitted and agreed by the Council prior to any above ground development.

Conclusion
Taking account of the above, it is considered that the proposed development would not cause undue harm to the visual amenities of the AONB. It is recommended that the application be approved subject to appropriate planning conditions.

	RECOMMENDATION:
	That planning consent be granted.
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