Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref:  CS/JS

	Application No: 
	2/2010/0064/P

	Development Proposed:
	Domestic garage to be built at right angles and attached to the existing domestic garage at Lynton, Longsight Road, Clayton-le-Dale.  

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	Lynton is a large detached bungalow within a large cartilage on the north side of the A59.  There is a detached annex at the rear (north) of the main building for which planning permission was granted under reference 3/2005/0132/P.  There is also a detached garage close to the western boundary of the curtilage but set further away from the front boundary of the site than the main dwelling.


The existing detached garage is already relatively large comprising a double and a single garage within the same building.  Permission is now sought for a 12.6m x 6.8m extension onto the north side of the existing building (ie the side furtheest away from the A59) to form an ‘L’ shaped building.  It is stated that the extension would be used as a garage.  

It would have a pitched roof with an eaves height of approximately 2.3m and a ridge height of approximately 3.9m.  Due to differences in ground level, the extension would be lower than the double garage part of the existing building.  The walls would be rendered and the roof would be grey tiles, all to match the existing building.  Permission is only required for this extension to the existing garage because it is sited within 2m of the side boundary of the site and is higher than 2.5m (but less than 4m).  

There are no adjoining neighbours to be affected by the proposal and it would not, in my opinion, have any detrimental effects upon the appearance of the locality.  The County Surveyor has no objections on highway safety grounds.  

In view of the existing detached annex at this property, and the size that this garage would be following the construction of the proposed extension, I am concerned that this may also be intended to be converted in the future into an annex (and then possibly, through a planning application, a separate dwelling).  I consider that the first step in this process could and should be prevented by a condition restricting the use of the hall building to garage and domestic storage purposes only.  

Subject to such a condition I can see no objections to the application.



	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: 12 FEB 2010














