Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2007/0612/P

	Development Proposed:
	CONSTRUCTION OF GARAGE EXTENSION AND BEDROOM IN ROOF SPACE OVER, NEW SINGLE STOREY REAR GARDEN/DINING ROOM EXTENSION, FORMATION OF NEW VEHICULAR ACCESS AND DRIVE FROM EXISTING DROPPED KERB AND ASSOCIATED EXTERNAL WORK AT 52 DERBY ROAD, LONGRIDGE 

	CONSULTATIONS: Parish/Town Council

	Town Council – On the application as originally submitted, the Town Council commented that, whilst the inclination was not to object, they did have concerns with regards to the scale of the proposed extension but were prepared to be guided by the Borough Council as to whether it fitted the criteria or not.  (Amended plans have been received which detail a smaller proposed extension.)



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal on highway safety grounds subject to the access being formed as shown on the submitted plans, and the provision of visibility splays.

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 the southern end property of a terrace of four houses on the west side of Derby Road, Longridge, which has a relatively large side garden.  The property is adjoined to the south west by a terrace of houses in Alexandra Road.  The property does not have a garage or driveway although there is an existing dropped kerb onto Derby Road.

Planning permission is sought, firstly, for a single storey extension at the rear which I do not consider would have any detrimental effects on the amenities of the attached house to the north.  I can see no objections to this smaller element of the application.

The main part of the application, however, is for a double garage with a bedroom over.  As originally submitted, this was a full height two storey extension with a dormer window at the front and a clear glazed window to a bedroom in the gable elevation facing towards no 2 Alexandra Road.  I considered that that original scheme would have had a seriously over-bearing effect on no 2 Alexandra Road and the side window would have been seriously detrimental to the privacy of that property.  Additionally, due mainly to the front dormer, I considered that the original proposal would have been detrimental to the street scene.

Amended plans have however been received which now show the bedroom within the roof space of the garage and roof lights in the front elevation, but no dormers.  In the side elevation facing no 2 Alexandra Road, there is now only an obscure glazed window to an en suite bathroom.  I consider that the amended scheme addresses all the objections to the original proposal.

Both extensions would be constructed using matching render and matching slate roofs.

The garage would be served by a new driveway leading from the existing dropped kerb.  Subject to the formation of the access in accordance with the submitted plans and the provision of visibility splays, the County Surveyor has no objections to the proposal.

Overall, as amended, 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: 25 JULY 2007














