Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2005/0328/P

	Development Proposed:
	Construction of detached garage, addition of porch, alterations to existing garage at Longwood House, Brockhall Village, Old Langho.

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	There are two main aspects to this scheme.  Firstly it is proposed to mend an existing attached garage currently under construction by taking it into the main living accommodation.  This necessitates replacement of the garage door openings by windows that are full height floor to ceiling.  In terms of visual impact I do not consider these works significantly detrimental nor would they impact on neighbouring amenity.  Revisions are also shown to the entrance porch/canopy and, again, these are considered to accord with plan policy.

The second element is the provision of a replacement double garage some 3.1m to the south of the dwelling within its extensive curtilage area.  Approximate dimensions of the structure are 8m x 5.5m x 6.1m to the apex of its pitch – the height enabling the provision of a home office at first floor.  In considering this it is important to have regard to both visual impact and potential impact on neighbouring amenity.  In visual terms the site is well enclosed by existing vegetation and the plans would involve the loss of one tree.  The Countryside Officer has visited the site and considers that the loss of the tree is acceptable given the extensive planting throughout the site.  The presence of dwellings to its west means that the garage would not, I believe, be visible from the main estate roads only from the rear gardens of surrounding properties.  It is therefore necessary to establish whether there would be any significantly detrimental impact on those residents.  The dwellings are set approximately 40m away with existing hedgerows on the boundary screening the walls of the garage.  The roof, however, would be visible to them and whilst these may cause some overshadowing to part of their garden areas I do not believe that residents would suffer significant detriment should this scheme proceed.  I would, however, recommend that permitted development rights be removed from the insertion of new window openings in the rear roof slope to prevent any possible future overlooking of those garden areas.  

Subject to this I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 12 MAY 05














