Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2010/0152/P

	Development Proposed:
	Creation of a new double garage with pitched roof to replace existing which ties in with the existing utility room roof plus an extension to the store room and rationalising of boiler room and front elevation of the house at Whins Lodge, Whins Lane, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control.

Policy ENV16 – Conservation Areas.

Policy H10 – Residential Extensions.

SPG: Extensions and Alterations to Dwellings.



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

	The application relates to a large detached house within a large curtilage on the south side of The Whins within the Sabden Conservation Area.  The actual building is adjoined to the east by another detached house, but on other sides it is adjoined by its own large curtilage and by agricultural land.  Attached to the eastern end of the building and projecting beyond its northern elevation is a single storey element that comprises a double garage and boiler room (that has a flat roof) and a utility room and store (that has a pitched roof).  The single storey part of the building, in my opinion, detracts from the appearance and character of the dwelling.

The application relates to proposed alterations to this single storey part of the building.  The current garage and utility room area of the house is disjointed both in relation to the roof plan and also with regards to its effects on the front elevation.  The proposal is to reposition and extend the garage, and also to lower its ground level by some ground removal works in order to reduce its visual dominance on the main house. The new garage is to have a pitched roof that will connect into the pitched roof over the utility room in an attempt to rationalise the front elevation and the roof plan.  The proposal also involves slightly extending the existing store over which there would be a hipped roof, also rationalising the overall roof plan.  

The walls and roof would be white painted render and natural slate to match the existing building in both cases.  

The dominance of the garage on the main front elevation of the house will be reduced to a lower level and the new roof will tie in much better with the existing utility room roof.  The increased size of the store room will have little impact on the existing building apart from adding to the overall improvement of the front elevation. 

Overall I consider that the proposed extensions and alterations will improve the appearance and character of this substantial detached dwelling itself, and also the Conservation Area. 

The proposed extensions and alterations would have minimal (if any) impact upon the adjoining property to the east, and there are no highway safety implications involved in this 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: 9 April 2010














