Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – REFUSAL


	Ref: 

	Application No: 
	3/2006/0771 

	Development Proposed:
	Extending the frontage of existing garage at Elm Dene, Up Brooks, Clitheroe.



	CONSULTATIONS: Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) –Objects to the proposal as the proposed development will not allow a vehicle to pull clear of the carriageway of Up Brooks in order to open the garage doors. As up Brooks is single track in this location a vehicle waiting to enter the garage will totally obstruct the free passage of vehicles along the adopted highway. The proposed development is therefore unacceptable from the highway aspect.


	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/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The proposal is for an extension to an existing garage at Elmdene, Up Brooks. 

The existing garage is 5.6m long and 5.7m wide, with a pitched roof being 2.9m high at the apex. The proposal is to extend the garage forward towards the road, and would be 10.1m long, with the same width and length and using the same frontage as existing. 

There are no close neighbours therefore there would be no neighbouring impact. 

The main issue is the size of the garage, its impact on the street scene and highway safety. 

The size would be substantial however due to the location, the impact would not be detrimental. There is a range of houses on the street and therefore the impact on the street scene would negligible. County Surveyor has objected to the proposal for the reasons stated above and therefore the application must be refused on highway safety grounds.

	SUMMARY OF REASONS FOR REFUSAL:

	The proposal has no significant detrimental impact highway safety.

	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 04/10/06














