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	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Regularisation of construction of car port to front. 

	Site Address/Location:
	1 Meadow Croft, West Bradford BB7 4TJ.

		

	CONSULTATIONS: 
	Parish/Town Council

	West Bradford Parish Council were consulted in relation to the development and have made the following observations. 
· The car port hosts a visually prominent position. 
· Aesthetic appearance would be improved if constructed in materials to match the existing garages. 
· Conditions on the original planning consent for the second garage stipulated the need for hedgerow to screen the site. 
· The plot is untidy and considered an eyesore. 
· One of the garage buildings appears unfinished with a temporary door, raising questions over the need for the carport. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	Four letters of representation have been received, raising the following concerns.
· The hedgerow which was to be installed due to a stipulation in the planning conditions for application 3/2008/0230 has not been planted. 
· The three structures collectively look out of character and are disproportionate. 
· The site is untidy. 
· The site looks more commercial/industrial in nature.
· Car port should be rebuilt in stone to match the garages. 

For clarity, there were two separate planning consents granted for the second detached garage at this site, namely application 3/2008/0230 and 3/2009/0326. Both consents were largely the same, with the primary difference being the spacing between the proposed garage and existing garage. Whilst the 2008 consent stipulated a hedgerow must be planted for screening, the same condition was not placed on the 2009 consent. It was the 2009 consent that was implemented and as such no hedgerow needed to be planted. It was observed on site however, that some planting does exist around the permitter of the site. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2009/0326: New garage adjacent to and matching existing garage. Re-submission of planning application 3/2008/0230P. (approved with conditions). 

2008/0230: New garage (adjacent and matching existing garage). (approved with conditions).


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling within the defined settlement limits of West Bradford. The application dwelling benefits from two detached garage structures to the North of the main dwelling within the residential curtilage. The surrounding area is predominantly residential in nature and the application site itself is not on any designated land. 


	Proposed Development for which consent is sought:

The application seeks to regularise the construction of a wooden car port located immediately adjacent to the properties detached garages. 


	Impact Upon Residential Amenity:

The car port is located to the North of the residential curtilage adjacent to two existing garage buildings. The development is therefore a sufficient distance from residential receptors to mitigate any loss of light or overbearing impact. As such, no adverse impact on residential amenity is caused resultant. 

It is recognised that a number of representations were received raising concerns over the use of the garages and car port, a general untidiness at the site and the parking of vehicles outside of the applicant’s curtilage and this having an impact on neighbouring receptors. The planning consent will be accompanied with a condition restricting the use of the carport to domestic purposes only. However, it is not within the planning departments remit to prevent the applicant parking vehicles on a public highway or to enforce action in relation to the tidiness of the site. As such, there are no grounds for refusal on this basis. 


	Visual Amenity/External Appearance:

The car port has been constructed using what appears to be oak, or similar, and is open sided with a slate roof. There are various structures, including porches and garden sheds, that are visible within the vicinity that are constructed using timber or oak and are similar in appearance to the application structure. It is considered that the car port is well constructed and in materials that are in keeping with the surrounding area. 

It is suggested within representations, including that received from that parish council, that the structure would be more appropriate to the area if constructed using stone to match the existing garage buildings. However, an additional stone structure would intensify the amount of built form to a degree that would likely be unacceptable. The wooden car port is softer in appearance and the open sided nature of the structure reduces the amount of built form. It is also noted that additional landscaping has been requested within the representations received. However, there is existing hedgerow around the perimeter of this site providing some screening, it is not considered necessary that any additional planting for this type of development would be required. 

As such, the proposed car port is not considered to be of substantial harm to the character of the area and is deemed acceptable from a visual perspective. 


	Highways and Parking:

No highways implications identified. 


	Landscape/Ecology:

Flood Risk. 

A flood risk assessment has been submitted with the application as the application curtilage is within both flood zones 2 and 3. As per the submitted details the vulnerability classification for this development is very low – low. Given the nature of the developemnt, being an open sided car port, it is not considered that any flood risk is intensified as a result of the development. 

Biodiversity. 

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a retrospective householder application.


	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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