Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2007/0647/P

	Development Proposed:
	Conversion of garage to kitchen/dining room and link to existing house at Ratcliffe Cottage, Lower Road, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	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:

	Ratcliffe Cottage is the western end property in a terrace of cottages on the north side of Lower Road, Longridge, to the east of Spade Mill Reservoir.  It has a detached stone built garage 1.4m away from its rear elevation which projects 3.4m beyond its western side elevation.  

Planning permission is sought for the conversion of the garage into a kitchen/dining room and for the construction of a small porch to link the rear elevation of the house to the converted garage.  

The porch would be constructed using stone and slates to match the existing, and matching stone would be used in the works involved in the removal of the garage door and its replacement with a window.  

Being at the rear, the link porch would hardly be visible and, overall, I consider the proposal to be acceptable with regards to visual amenity.  A proposed patio door in the rear elevation of the converted garage would not, in my opinion, have any detrimental effects on the privacy of the adjoining dwelling due to an approximately 1.8m high wall on the boundary between the two properties.  

Following the conversion of the garage, there would still be space on the existing driveway/hard standing area for the parking of approximately 4 cars.  There are therefore no highway safety objections to the proposed conversion of the garage.

Overall, I can therefore see no sustainable objections to this relatively minor proposed development.  



	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: 28 July 2007














