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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed double garage. 

	Site Address/Location:
	Broad Ings Anna Lane Bolton by Bowland BB7 4NZ

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME2:	Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No planning history relevant to this application. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached farmhouse with attached barn conversion in Bolton by Bowland, the property also benefits from a detached annex within its curtilage. The application dwelling is sited within an extensive curtilage with it own private access off Anna Lane. The application site itself is within the Forest of Bowland AONB and hosts a semi-rural position. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a detached double garage sited to the Western extents of the residential curtilage. The proposed structure will be constructed of natural materials including green oak frame, oak cladding and slate roof tiles. 


	Impact Upon Residential Amenity:

The application dwelling benefits from a large curtilage in a semi-rural position and as a result the nearest neighbouring property is in excess of 150 metres from the proposed development. As such, no adverse impact in respect of loss of light or overbearing impact is expected as a result. 


	Visual Amenity/External Appearance:

Policy DMG1 states that development must 
· be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
· Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

Furthermore, Key Statement EN2 states that ‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area’.

The proposed garage is to be sited to the Western extents of the site, within an existing dry stone wall boundary. The site also benefits from existing vegetation and a mature ash tree to the East of the site. The existing vegetation will provide a level of screening of the proposed garage structure. In respect of materials, the proposal will be constructed of green oak with a natural slate roof. These reflect the materials found on the application dwelling itself and are considered sympathetic to the character of the area. 

There is an existing timber building in the developemnt location, that will be removed to create space for the garage. Whilst the proposed garage will host a larger footprint than the existing structure, it is still considered modest and is deemed appropriate for the desired use. Given there is an existing structure in the development location, paired with the fact the garage is in close proximity to the host dwelling itself, it is not considered the development will not have an adverse impact on the openness of the landscape. The proposed development will take a subservient position to the host dwelling and consequently will not harm the wider Forest of Bowland AONB. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and raise on objection on the grounds that there is sufficient off-street parking retained within the site.


	Landscape/Ecology:

An arboricultural impact assessment has been conducted at the application site. The survey identifies two trees within the immediate vicinity of the development site. A mature common ash tree and a young common alder tree, both are identified as being trees of low quality with limited merit. The alder tree will need to be felled to accommodate the construction of the garage. Given this particular tree is not considered to have any merit, this raises no concerns. The Ash tree will be retained, and despite it being recognised in the survey as low merit due to the discovery of ash dieback, it should be protected in accordance with the survey and British Standards. 


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

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