Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0730/P

	Development Proposed:
	Detached double garage with games room over at High Lea Bungalow, Whins Lane, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No representations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.



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

	High Lea Bungalow is a detached dwelling that is one of a group of four properties at the northern end of an access road off the north side of Whins Lane.  The other three properties are all to the south of the application site.  The site is within the Open Countryside outside the Settlement Boundary of Simonstone.  

The majority of the residential curtilage of the property is to the north of the dwelling.  In the north eastern corner of the curtilage there is a group of timber outbuildings that are adjoined to the north and east by open fields.  The outbuildings have a combined floor area of approximately 34m2.  

Permission is sought for the demolition of the outbuildings and for the erection in their place of a detached garage with a games room above.  The proposed building would measure 10m x 8m (therefore 80 sq. m. in area). Due to sloping ground levels, the eaves height would be between 2.7m and 3.15m and the ridge height would be between 5.8m and 6.15m.  The walls would be rendered to match the house with stone quoins and stone heads, mullions and sills to the windows.  The roof would be of clay tiles to match the house.  The two proposed dormer windows in the western elevation would have tiled pitched roofs and vertical tile hanging also to match the existing dwelling.  

Although larger and higher than the collection of timber buildings that it would replace, the proposed building, in my opinion, is of an appropriate design and external materials such that it would not detract from the appearance of the locality.  

The proposed building would be separated from the three other dwellings within the group by High Lea Bungalow itself.  As such, it would not have any detrimental effects upon the amenities of any nearby residents.  

Overall, I can therefore see no objections to this proposed development.     PTO  



	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: 














