Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0115/P

	Development Proposed:
	Replacement garage and workshop (Re-submission) at Ivy Cottage, Lower Road, Longridge, Lancashire, PR3 2YL for Mr W. Pinder.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – The inclination was to object on the basis of size, however the Town Council wished to be guided by RVBC on this. Having discussed the proposal with the Clerk on the 12th of March, and that it was subject to pre-application discussion on design and size, the Town Council have no objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	This application seeks permission to replace an existing garage and stable building constructed in timber and blockwork, with a new larger garage and domestic workshop building to be constructed in stonework and sheet steel cladding. The building is well within the grounds of Ivy Cottage, a large semi-detached property set in reasonably large grounds on the outskirts of Longridge.

The existing garage and stable building has a floor area of approx. 73.97 sq.m. and is approx. 3.8m high to the ridge. The new garage and domestic workshop building proposed has a floor area of approx. 201.6 sq.m. and will be approx. 3.8m high to the ridge also. Due to concerns with the original scheme, this building has now effectively be split into two sections over two levels in order to break up the massing of the building and thus reduce its visual impact on the area. The more domestic garage building closest to the main dwelling is constructed in stone work to the most visible elevations, and has been designed to have more of a visual appearance of a garage, as opposed to an industrial building as originally proposed. The new building will create a large domestic garage area closest to the property, accessed by an up and over double garage door, and it will be as close to the dwelling as the existing garage on site. The domestic workshop building to the rear will be constructed approx. 0.7m lower than the garage building, with a visual break between ridge lines, and will be constructed in steel cladding sheets and blockwork, and as such more akin to a typical agricultural building. The building has been designed, where possible, to have as minimal a visual impact on the area as possible. As such, bearing in mind the above, it is considered that this proposal will have no significant impact on the street scene, the visual amenity of the area or on the existing property itself.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended 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: 13/03/2008














