Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/1013

	Development Proposed:
	Replace existing stone and wood garage and out-building, with a stone and block garage and out-building and a blue slate pitch roof at Croft Cottage, 2 Grindleton Road, West Bradford.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection

	CONSULTATIONS: Nearby Residents

	No observations 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 semi-detached cottage fronting Grindleton Road at the junction with Chapel Lane within the main settlement of West Bradford.

Permission is sought to demolish the existing flat-roofed garage and out-building to the south-western corner of the applicants residential curtilage and the erection of a replacement garage with attached out-building on the same footprint. The garage building is to measure 9.1m in length alongside the existing stone boundary wall adjacent to the main road, 3.2m to the front elevation, 6.4m to the rear and a height of 3.7m with a pitched roof. The attached lean-to to its eastern side elevation is to measure 3.7m x 4.6m with a maximum height of 2.9m. Materials to be used in its construction are natural stone to the front elevation with blockwork to the rear with a slate roof. In addition, the existing stone boundary wall adjacent to the roadside is to be increased in height from a total of 2.4m to 3.1m.

I consider that the scale, size and design of the proposal is acceptable, and subject to the boundary wall and front elevation being constructed of stonework and the roof constructed in slate any visual impact of the building upon the immediate locality and appearance of the street scene will be minimal. 

Properties to the rear (southern elevation) of the property are located 20 metres from the proposal, and as it is to be single storey, the main road separates the development from neighbouring properties to the west and the stone boundary wall will offer some screening I am satisfied that any impact of the proposal upon the amenity of neighbouring residents will be minimal. As such, 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: 19/01/2012














