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	2/9/2021
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	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Erection of a detached, single-storey, three-bay garage in the front garden.

	Site Address/Location:
	Happy Cottage, Lovely Hall Lane, Copster Green. BB1 9EQ

	

	CONSULTATIONS: 
	Parish/Town Council

	Salesbury Parish Council consulted by email on 24/8/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council Highways have no objections.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2004/0150:
Kitchen extension (Approved)

3/2010/0926:
Proposed two-storey side extension (Refused, dismissed on appeal)

3/2014/0254:
Two storey extension (Withdrawn)

3/2014/0511:
Two storey extension (Refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Copster Green. The property consists of stone with render slate roof tiles and grey timber windows. The front section of the property’s residential curtilage comprises a rectangular shaped gravel driveway enclosed by a stone wall and timber fence. The proposed garage would be sited close to the property’s North-western stone wall boundary in the centre of the gravel driveway. The surrounding area is residential with the proposal site lying between the A59 and a large area of open countryside to the East.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a detached, single storey, three bay garage within the property’s front driveway. 


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:

The proposed garage would not contain any windows other than the three roof lights on its front South-eastern roof slope and would not be used for any recreational purposes. Accordingly, it is not considered that the proposed works would lead to any loss of privacy for the neighbouring residents.

The garage would be situated approximately 15 metres away from the nearest neighbouring property of Chestnut Cottage therefore it is not anticipated that the proposal would have any adverse effect upon natural light provision or outlook for the nearest adjacent neighbouring residents.

The outbuilding would not be used for residential or commercial purposes therefore disturbances in relation to increased noise or vehicular traffic are not anticipated. 


	Visual Amenity:

The proposed garage would measure 5.1 x 10.2 metres and as such would comprise a fairly significant footprint however the relative footprint of the garage would be modest in relation to the property’s sizeable L-shaped residential curtilage. The garage would be visible within the public realm and in many respects the addition of a building to the front of a main property may not always be appropriate due to the increased visual impact however in this case the garage would set back approximately 10 metres from the road and viewable to only a small cluster of houses at the far North-western end of Lovely Hall Lane. Furthermore, the external elevations of the garage would be rendered to match the external features of the main property. As such, it is not considered that the proposal would have any adverse impact upon visual amenity.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways have reviewed the plans from the proposal and have no objections to the proposed works therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed works would not lead to any loss of privacy, natural light, outlook or noise disturbances for any neighbouring residents. 

Furthermore, it is not considered that the proposal would have any adverse impact upon the visual amenities of the surrounding area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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