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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Removal of existing shed in rear garden and construction of a detached garage and garden room to rear of property. 

	Site Address/Location:
	33 Lyndale Avenue, Wilpshire, BB1 9LP

		

	CONSULTATIONS: 
	Parish/Town Council

	No objection to the proposal, however the Parish Council has been informed that the application form has stated that there are no trees within influencing distance, but it has reason to believe there is a neighbouring tree and also one on site. The Parish Council has also been made aware that it is believed that the proposed development is less than 500mm from the boundary fence. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection to the proposal. 

	

	CONSULTATIONS: 
	Additional Representations.

	Three letters of objection have been received in relation to the proposal. The concerns raised within these letters can be summarised as: 

· Inaccuracy of submitted plans in regard to trees;
· Impact of tree removal;
· Impact on retained trees;
· Siting, scale and overbearing impact of development;
· Potential for the commercial use of the development


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN1 – Greenbelt
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH5 – Residential and Curtilage Extensions 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2007/1142: Proposed dining and utility room extension and alterations to roof height (Approved)

2006/0116: Proposed detached chalet bungalow at no.31 Lyndale Avenue. Re-submission (Approved)

2005/0703: Proposed detached chalet bungalow with integral garage at no.31 Lyndale Avenue (Approved)

2005/0533: Proposed detached chalet bungalow with integral garage at no.31 Lyndale Avenue. Re-submission (Approved)

2003/0132: Outline application for 1no. bungalow with garage (Land adjacent to no.31 Lyndale Avenue) (Approved)

2003/0986: Proposed chalet bungalow incorporating existing garage at no.31 Lyndale Avenue (Refused)

1983/0282: Detached garage, adjacent to no.31 Lyndale Avenue (Approved)

1977/0441: Extension to existing dwelling at no.31 Lyndale Avenue to provide additional bedroom, kitchen and dining room (Approved)

6/9/1653: Proposed housing development (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow at no.33 Lyndale Avenue, located within the defined settlement boundary of Wilpshire. The property consists of red facing brickwork, render, concrete roof tiles and uPVC windows and doors. The surrounding area to the south of the application site is predominantly residential, consisting of numerous detached and semi-detached dwellings, whilst the land to north and west is defined as Greenbelt, including the majority of the property’s relatively generous garden area situated to the north-west of the main dwellinghouse. 


	Proposed Development for which consent is sought:

The proposal seeks consent for a detached garage and garden room, following the demolition of the existing shed. 

The proposed garage would have a depth of approximately 7.6m, width of 5.6m and would feature a pitched roof design measuring 2.3m to the eaves and 3.65m to the ridge. To the front elevation of the proposal, a garage door would be installed along with 1no. single door and 1no. window to the eastern side elevation. 

The proposed garden room would adjoin to the proposed garage, projecting approximately 5.2m from the western side elevation and extending a depth of 3.6m. A pitched roof design would be featured which would measure 2.3m to the eaves and 3.3m to the ridge. The front elevation of the proposal would feature 1no. single door and a set of double doors, whilst to the western side elevation, 1no. window would be installed.

The proposed development would be constructed in materials to match the external appearance of the existing dwellinghouse, including matching facing brickwork, concrete roof tiles and uPVC windows and doors.

The proposal has undergone amendments following initial submission in order to address the inaccuracies of the plans in relation to the trees situated within the site boundary. Minor amendments have also been made to the scale and positioning of the development. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The proposed development would not include any intrusive fenestration and as such there is no risk to residential amenity by way of loss of privacy or intrusion, with no windows directly facing towards the neighbouring properties to the rear of the site and the proposed fenestration to the eastern elevation being situated over 15m from the common boundary with no.31 Lyndale Avenue.

With regard to any risk of dominance of overbearingness, it is noted that the development would sit approximately 10m from the rear elevation of no.22 and no.24 Durham Road. This is further mitigated by a minor difference in ground level between these sites, in favour of the properties along Durham Road, and the substantial existing boundary treatments enclosing the rear garden of the application property and these neighbouring dwellings. Furthermore, given the height of the proposed development (3.65m to the ridge) it is not considered that there would be a significant degree of overshadowing to the properties along Durham Road and as such, any resulting impact would be minimal. 

Concerns have been raised regarding the potential commercial use of the proposed development and its subsequent impact on the amenity of the surrounding properties. However, the application states that the proposal is for a detached garage and garden room which is incidental to the enjoyment of the main dwellinghouse and does not make any reference to its use as a commercial premises. Nevertheless, to further protect the residential amenity of the immediate area, a condition is imposed to restrict the use of the proposed development to a purpose that is ancillary to no.33 Lyndale Avenue only. 


	Visual Amenity/External Appearance:

The proposed development is considered to be well sited, allowing for a good level of surrounding space to be retained and with a scale and positioning clearly subordinate and complimentary to that of the host dwelling and the surrounding properties. The pitched roof design is appropriate, remaining in keeping with the application dwelling and existing dwellings within the immediate vicinity, with the neighbouring property of no.31 Lyndale Avenue also benefiting from a pitched roof, detached garage. The use of red facing brickwork is also well established – particularly on the primary dwelling of no.33 Lyndale Avenue and the adjacent dwelling of no.31 Lyndale Avenue. 

Furthermore, the proposed development would be fairly screened within the application site and would not be highly visible from the public highway as a result of its positioning in relation to the main dwellinghouse and the highway. The design features proposed are also largely functional and indicative of the proposed use, that being a garage and garden room. As such, the design features and impact upon visual amenity are acceptable with regard to the above. 


	Highways and Parking:

Lancashire County Council Highways have been consulted and have no objections to the proposal. As such, it is not considered that the proposed development would result in any undue impact upon parking or highway safety. 


	Landscape/Ecology:

An Arboricultural Report has been submitted in relation to the application site, dated 9th June 2023. As part of the overall proposal, 1no. topiarised copper beach tree (T2) would be removed from the site in order to accommodate the proposed development. This tree is set within a border of shrubs and topiarized ornamental conifers, with the proposed development requiring the removal of the eastern end of the shrub bed, including T2. Despite this, the impact of this removal would be minimal and can easily be mitigated through the planting of 1no. replacement tree comprising either Acer griseum (paperbark maple), Betula ermanii (Erman’s birch) or Prunus x yedoensis (Yoshino cherry) within the first planting season following first occupation/ use of the proposed development.

A Category A oak tree (T3) which predates the property also lies on the northern boundary of the site, adjacent to a neighbouring agricultural meadow. T3 is a substantial arboricultural asset due to its age, structure, ecological and landscape value. Whilst T3 is not situated near to the proposed development footprint, its root protection area should be protected during the construction phase of the development. As such, prior to commencement of any works, the Root Protection Area of T3, on the garden side of the tree only, should be fenced off at 11.5m from the tree’s main stem, using braced Heras fencing as recommended within BS5837: 2012. The fencing should remain in place for the entire construction period. No materials should be stored in the protection area and no access should be allowed for construction vehicles. 

Furthermore, whilst the magnolia tree (T1) within the rear garden of no.22 Durham Road would be situated close to the footprint of the proposed garage and garden room, any associated minor root severance is not likely to have a significant impact upon its future growth and therefore no further action would be required. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions. 
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