Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2008/0838/P

	Development Proposed:
	Erection of concrete section apex garage on reinforced concrete base, flagged parking area between garage and property boundary.  Demolition of brick built store and construction of decked area at 7 St Mary’s Gardens, Mellor, Blackburn, Lancashire, BB2 7JW.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council has 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:

	The application relates to a mid terrace property within the village of Mellor, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   

Planning permission is sought for a concrete section apex garage, a flagged parking area between the garage and the property boundary and the construction of a decked area.  The existing brick built store will be demolished to make way for the proposed works.  The rear yard area is set at a lower level than the rear of the house and there is currently a small set of steps leading up to the back door of the property.

The proposed garage has maximum dimensions of approximately 6.25m x 3.6m x 2.4m to the ridgeline.  In terms of visual impact the scale, size and design of the proposals are acceptable and would not dominate the existing property.  With regards to potential impact on neighbouring properties, the western elevation of the garage will be blank therefore no issues will arise.  Although a window and door will be inserted on the eastern elevation, I have no concern regarding neighbour amenity considering the garage will not be used as a habitable room.  Furthermore, I consider that the domestic garage will not look out of place within the area considering its domestic nature and that a similar garage has been built almost opposite.

An area of decking is proposed at the rear of the property for a length and width of approximately 5.0 metres.  The decking will be approximately 0.3 metres above ground level and will be level with the ground floor of the property, enabling the applicant to use the patio doors to access the area at the rear of the property.  In terms of visual impact the scale and design of the decking is considered not to dominate the dwelling.  An existing ledge, level with the internal floor level, exists at the rear, therefore, I consider that the impact of the decking on the amenity of the adjoining neighbours will be no worse than existing.
Finally, the applicant proposes to flag the width of the garden between the garage and the rear boundary fence and gate in order to create an area for off road parking, I consider that this is also visually acceptable.

Therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.


DATE INSPECTED: 4th November 2008














