Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2007/0594/P

	Development Proposed:
	Proposed detached garage at Tree Tops, Whalley New Road, Billington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	 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 dwelling on a raised plot on the south side of Whalley New Road, Billington.  The property has a parking/garden area at its eastern side, which is adjoined at the rear by a terrace of houses on Painterwood which are on higher ground still.  

The appearance of the frontage of the property has recently been significantly improved by the erection of a stone boundary wall as part of planning permission 3/2006/0922/P which also involved the conversion of an attached double garage into a playroom.

Permission is now sought for a pitched roofed detached double garage on the area to the eastern side of the dwelling.  The garage would adjoin the rear boundary of the site to the houses in Painterwood, on which boundary there is a 2.5m high retaining wall/fence.  The eaves height of the proposed garage is 2.075m and its ridge height is 3.25m.  The apex of the roof would therefore project slightly above the top of the boundary wall/fence, but I do not consider that this would have a seriously over bearing effect on the adjoining properties in Painterwood, nor would it have a seriously detrimental effect on their light.

As it would be constructed using stone and slate to match the existing dwelling, and the recently constructed boundary wall, I also consider that the proposed garage would not have any detrimental effects upon the appearance of the locality.  

Overall, subject to a condition that it be used for private domestic purposes only, and not for any trade or business purposes, I can see no sustainable objections to the proposed garage.



	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: 23 July 2007














