Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2008/0086/P

	Development Proposed:
	Replacement of an existing concrete panel garage with a new masonry constructed garage and associated works at White Cottage, Whins Lane, Simonstone.

	CONSULTATIONS: Parish/Town Council

	Parish 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:

	White Cottage is a detached two storey house on the south side of Whins Lane on the inside of a very sharp bend in the road.  It is adjoined to the east by a semi-detached house which is considerably higher ground than the application site.  There is an existing approximately 7m x 5.6m prefabricated detached garage in the rear garden of the property which, due to the relative land levels, does not in any way impinge on the amenities or outlook of the adjoining property to the east.  

Planning permission is sought for the demolition of the existing garage and its replacement with a garage of the same dimensions and in the same position.  The new garage, however, would be of blockwork construction with a rendered finish to match the dwelling, and a pitched slate roof.  To the west side of the new garage, where there is no neighbouring property to be overlooked, it is proposed to form a raised patio area with natural stone faced walls.

I consider that the proposal will represent an improvement over the existing in visual amenity terms, with virtually no effects on the amenities of any nearby residents.

I can, therefore, see no objections to this application, and I recommend accordingly.



	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: 14 MARCH 08














