Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2006/0764/P

	Development Proposed:
	Garage and workshop replacing existing outbuildings (resubmission of approved application 3/2005/0843) at 12 Stoneygate Lane, Knowle Green, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council – Recommends approval of the application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 - Development in Open Countryside

Policy H10 - Residential Extensions

Policy SPG - “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application is a further revision of earlier approved applications for a garage/workshop extension to the side and rear with a boundary stone wall around the flat roof at the rear.  The garage to the side has been revised to an open wooden framed car port with blue slates to the roof.  At the rear of the car port, a garage and workshop would be built into the sloping ground and would be underground on top of which would be a flat roof with a surrounding stone wall.  The area of stone wall is to be extended a further 2m (approximately) along the rear elevation of the property.  

On granting planning permission for the extension of the rear curtilages of this row of cottages (3/2002/0026/P), permitted development rights were withdrawn for further extensions and any structures in the rear gardens.  Although the proposed garage would project over 5m from the rear building line of the cottage, because the extension is built into the rising ground, there is little effect on the openness of the area and very little visual impact overall.  For the same reason, there would be little impact on neighbouring properties.  The wall itself would be of sympathetic construction and, in my opinion, given its small scale, would have little impact on either visual or residential amenity.

I can, therefore, see no objection to this revised application and 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: 














