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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two-storey garage with one-bedroom annex on first floor

	Site Address/Location:
	1 Ribblesdale Place Osbaldeston Lane Osbaldeston BB2 7LX

		

	CONSULTATIONS: 
	Parish/Town Council

	Osbaldeston Parish Council have offered the following observations:

· After consideration of the above application in relation to the previously approved plans (3/2020/0977) Osbaldeston Parish Council has the following comments:  The original planning approval states: “The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household(s) and ancillary storage as stated on the approved plans and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles or converted to habitable living accommodation, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and reenacting that order.”

· Given that the widest door on the revised plans is approx. 1.5m wide, there is clearly no intention to park vehicles inside the garage. In addition, the granting of residential status for the garage could bring an additional vehicle into the household. In order to preserve highway safety by ensuring all vehicles associated with the household can be parked within the curtilage we recommend that the groundfloor doors are widened to allow cars to enter and that the above (original) condition is applied to any new planning approval.

· We appreciate that the planned glazing to the north gable has been reduced significantly compared to what has been partially built. We recommend this is properly dimensioned on the plan and subsequently enforced by RVBC.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal stating the following:

The Local Highway Authority have viewed the plans and highway related documents and have the following comments to make: 

Lancashire County Council acting as the Local Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site subject to the following conditions being stated on any approval. 

The 1-bed annex proposed on the first floor must remain as part of the existing dwelling and will not be used for commercial purposes without prior consent. 
There is no objection in principle to the proposal subject to the comments being noted and the conditions being applied to any formal planning approval. 

Conditions 
1. The annexe (detached building) hereby approved shall only be used ancillary to the enjoyment of the existing dwelling (household) and shall not be used by way of sale or sub-letting to form separate residential accommodation. 

REASON: To avoid the creation of separate dwellings which may be substandard in terms of parking provision and/or vehicular manoeuvring area


	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation objecting on the following grounds

· No access to the garage area
· Incorrect information submitted as part of application
· Proposal will conflict with an existing septic waste tank
· Matters relating to an access dispute


	

	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 
Policy DMG3: Transport and Mobility 
Policy DMH5: Residential and Curtilage Extensions 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2020/0977:
Demolish existing detached garage, erect new detached garage with one bedroom annex over.  (approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a building currently under construction within the residential curtilage associated with 1 Ribblesdale Place, Osbaldeston.  The application property is located outside of defined settlement limits of Osbaldeston, being located within an area that benefits from an open countryside designation.


	Proposed Development for which consent is sought:

The application seeks consent for the regularisation of a building currently under construction which has been constructed in deviation from the submitted details pursuant to planning permission 3/2020/0977.
The submitted details propose that that the building will be accommodate a ‘garage’/store at ground floor with a one bedroomed annexe being accommodated at first floor within the roof space.


	Impact Upon Residential Amenity:

Given the application relates to a building currently under construction within close proximity of existing nearby residential receptors, consideration must be given in respect of the potential for the proposal to result in undue impacts upon the residential amenities of nearby residential occupiers.

The building to which the application relates is located to the north of and within the residential curtilage of 1 Ribblesdale Place, also being located to the northeast of the neighbouring property known as 2 Ribblesdale Place, being located to the west of the residential garden area associated with the aforementioned property.

Taking into account the spatial offset of the proposed building from that of the nearest neighbouring dwelling and taking account of the solar orientation of the building in relation to number 2 it is not considered that the proposal will result in a significant measurable overbearing impact or loss of light that would warrant the refusal to grant planning permission on these grounds.

In respect of direct intervisibility between number 2 and the proposed building, the submitted details do not propose the introduction of any windows that would afford a direct outlook into the neighbouring garden area associated with number 2 or the dwellings itself.  As such it is not considered that the proposal will result in any significant measurable detrimental impacts upon residential amenities of the occupiers of number 2 that would warrant the refusal to grant planning permission in relation to matters of harm to residential amenities.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:

Given the sites location within the defined open countryside, in assessing the visual impact of the proposal, Policy DMG2 is engaged which states that ‘within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting’.

Policy DMG1 is additionally engaged in parallel with Policy DMG2, particularly insofar that the Policy sets out general Development Management considerations and provides and overarching series of considerations that the Local planning Authority will have regard to in ensuring and securing high-quality development.  In this respect the DMG1 states:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. 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.
3. 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.
4. Use sustainable construction techniques where possible and provide evidence that energy efficiency, as described within policy DME5, has been incorporated into schemes where possible.
5. the code for sustainable homes and lifetime homes, or any subsequent nationally recognised equivalent standards, should be incorporated into schemes.

ACCESS

1. Consider the potential traffic and car parking implications.
2. Ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated.
3. Consider the protection and enhancement of public rights of way and access.

AMENITY

1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

ENVIRONMENT

1. Consider the environmental implications such as SSSI’s, county heritage sites, local nature reserves, biodiversity action plan (bap) habitats and species, special areas of conservation and special protected areas, protected species, green corridors and other sites of nature conservation.
2. With regards to possible effects upon the natural environment, the council propose that the principles of the mitigation hierarchy be followed. this gives sequential preference to the following: 1) enhance the environment 2) avoid the impact 3) minimise the impact 4) restore the damage 5) compensate for the damage 6) offset the damage.
3. All development must protect and enhance heritage assets and their settings.
4. All new development proposals will be required to take into account the risks arising from former coal mining and, where necessary, incorporate suitable mitigation measures to address them.
5. Achieve efficient land use and the reuse and remediation of previously developed sites where possible. previously developed sites should always be used instead of greenfield sites where possible

INFRASTRUCTURE

1. Not result in the net loss of important open space, including public and private playing fields without a robust assessment that the sites are surplus to need. in assessing this, regard must be had to the level of provision and standard of public open space in the area, the importance of playing fields and the need to protect school playing fields to meet future needs. regard will also be had to the landscape or townscape of an area and the importance the open space has on this.
2. Have regard to the availability to key infrastructure with capacity. where key infrastructure with capacity is not available it may be necessary to phase development to allow infrastructure enhancements to take place.
3. Consider the potential impact on social infrastructure provision.

OTHER

1. Not prejudice future development which would provide significant environmental and amenity improvements.

Assessment of Visual Impact(s):

Significant negotiation has been undertaken prior to the submission of the application to seek amendments to the building which was currently under construction in deviation from the approved details pursuant to planning permission 3/2020/0977.

The submitted details propose the facing of the upper portion of the building in composite cladding with the lower part of the building being faced in white render.  Fenestrational alterations have been secured which reduces the proportioning of the window opening at first floor on the north elevation of the building to be more visually reflective of a ‘utilitarian’ appearance in-lieu of an arrangement that would be read as being wholly domestic.  Exposed rafter feet have been introduced on the eaves of the building with ‘false’ exposed joist detailing being included on the gable ends of the property including an exaggerated eaves overhang to provide visual depth and relief.

Taking into account the overall scale and external appearance of the building, and taking account of the amendments secured by negotiation, it is not considered that the proposal will be read as being an anomalous or discordant introduction, nor is it considered that the proposal will result in any significant measurable visual harm to the character and appearance of the immediate area.

As such, taking into account of the above, it is not considered that the proposal will result in any direct conflict with the aims and objectives of Policies DMG1 or DMG2 which seek to protect against development which would be of detriment to the character or visual amenities of the area or result in adverse impacts upon the character or visual amenities of the defined open countryside.


	Highways and Parking:

Whilst the concerns of the parish council and third parties are noted, and it is acknowledged that the building has been designed so that the ground floor would operate more as a garage store rather than for the parking of vehicles, the development is not considered to result in an unacceptable parking arrangement and the Local Highways Authority have raised no objection to the proposal stating that they are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.

Taking account of the above, the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure and vehicular parking provision is brought forward to accommodate development proposals.


	Other Matters Raised:

Whilst a third party comment refers to conflict with an existing septic waste tank, this is not a material planning consideration. Nor are matters relating to an access dispute.


	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.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




