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	Application Ref:
	3/2022/0450
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	Date Inspected:
	30/5/2022
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Proposed detached solid oak garage and access track within the garden area.

	Site Address/Location:
	Sykes Barn, Higher Commons Lane, Balderstone. BB2 7LS

	

	CONSULTATIONS: 
	Parish/Town Council

	Osbaldeston Parish Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC 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:

3/2013/0599:
Proposed double garage (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a converted barn property in Balderstone. The application site comprises a  substantial domestic curtilage which contains an existing garage, large lawned area and numerous trees. The proposed garage would be sited on the South-western perimeter of the property’s curtilage to the rear of the host property. The surrounding area is rural and comprises a mixture of agricultural land, woodland and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a detached garage and access track.

	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 be sited approximately 70 metres away from the nearest neighbouring property with no increases in noise or disturbance anticipated from the proposed development. Accordingly, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

The proposed garage would incorporate a sizeable footprint however the ground floor area covered by the development would be relatively small in relation to the property’s domestic curtilage and similar to the footprint occupied by the existing garage on site. Furthermore, the garage would be relatively modest in terms of height with its eaves and roof pitch set well below the roof and eaves height of the existing garage and host property. Moreover, the garage would incorporate a cross gabled slate based roof which would merge well with the slate based roof profile of the main dwelling and existing garage. As such, it is not considered that the proposal would be harmful to the character of the host dwelling or visual amenities of the immediate or wider area.


	Ecology: 

Constraint analysis shows that the proposed access track would be in the vicinity of an existing Willow Tree therefore an additional condition has been added to this consent in order to safeguard the affected tree.


	Highways: 

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed works in relation to access and parking provision therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for any neighbouring residents, nor is it considered that the proposal would be of detriment to the character of the existing dwelling or visual amenities of the immediate or 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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