Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2007/0178/P

	Development Proposed:
	GARAGE/STORE, GLAZED LINK, ENTRANCE PORCH, CONVERSION OF EXISTING GARAGE INTO BEDROOM AND CONSERVATORY EXTENSION AT SUNNYSIDE, LONGSIGHT ROAD, CLAYTON-LE-DALE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) -N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached bungalow within a large curtilage which is next door but one to the Shajan Restaurant on the north side of the A59 in Clayton-le-Dale.

In March 2005, planning permission was sought for the conversion of the existing integral garage into a bedroom and the erection of a new attached garage/store (3/2005/0073/P).  In that application the replacement garage would have projected forward of the existing dwelling and it was considered that this would result in an unnecessarily dominant feature, its siting forward of the existing dwellinghouse being out of keeping with the character of the location and the existing dwelling.  Permission was therefore refused for that reason.

A subsequent similar application, but with the replacement garage attached to the side of the building was approved in July 2005 (3/2005/0514/P).

Since that permission was granted, the applicant has discovered that a public water-main crosses the site beneath the position of the approved garage.  This current application therefore seeks permission for the garage to be sited 8m to the side of the dwelling (so as to avoid the water-main) but to be linked to the main dwelling by a lightweight glazed structure which would not cause physical damage to the water-main.

Although this would considerably elongate the dwelling it would not project forward and would generally continue the “building line” formed by the Shajan Restaurant and the row of four detached dwellings to its east (of which the application site is the middle property).  Although the garage would be 5.5m high to its apex (still considerably lower than the bungalow itself) the glazed link would be only approximately 3m high such that it would not, in my opinion, form an over prominent or incongruous feature.

Within the context of this section of road which comprises the restaurant and relatively large dwellings in large curtilages, I consider the proposed garage and link to be acceptable in visual terms.  Furthermore, it would not have any detrimental effects on the amenities of any neighbouring properties.

The application also seeks permission for the glazed enclosure of an existing open porch, for a small additional porch and for a conservatory at the rear.  I can see no objections to these elements of the application.

Overall, I consider the proposal to be acceptable.



	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: 6 MARCH 2007














