Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/0727/P

	Development Proposed:
	Double garage and workshop and summerhouse and new interlinking glazed canopy at 10 Chapel Hill, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.  Workshops should be restricted to domestic use.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

Environment Agency – 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:

	Planning permission is sought for the erection of a double garage and workshop and summerhouse and a new interlinking glazed canopy at 10 Chapel Hill, Longridge.

The proposed double garage will project approximately 9.5m from the gable of a previously approved two-storey extension.  The proposed garage will stand to an eaves height of approximately 2.5m and an overall ridge height of 4.5m, and will be constructed from stone under a dual pitched slate roof.  The proposed garage will be constructed along the boundary of the adjoining property.  The north elevation of the proposed garage would be built with a parapet along the North elevation to ensure a clear boundary is retained.

The erection of a detached summerhouse is also proposed within this application.  This will be sited to the south of the proposed garage.  The summerhouse will be constructed from glazing units within an aluminium frame.  Its east elevation will however be constructed from stone.  This is because this elevation would face the rear elevation and also directly overlook the rear garden of number 12, the neighbouring property.  The use of stone on this elevation will safeguard the residential amenity of the area.  The proposed sunroom will cover an area of 4.5m x 3m and stand to an overall height of 3.5m. In addition to this a glazed linking canopy will also be installed along the south elevation of the existing two storey extension. This canopy will stand to a height of 2.68m.

Having visited the site I am of the opinion that the proposed development will not cause adverse harm to the residential amenity of the area.  The proposed garage would be built against the boundary between the application site and the neighbouring property of number 8.  However due to the layout of the garage and also the variation in land levels along that boundary, I do not believe it would give rise to amenity issues.

The proposed sunroom will be located directly adjacent to the boundary of no 12.  This would be located within an area of curtilage which wraps around the curtilage of no 12.  Again due to the siting and orientation of the summerhouse I do not believe it would cause detrimental harm upon the residential amenity of the area.  As discussed above, the elevation which would face the garden are of no 12 would be constructed from stone.  This prevents any overlooking or loss of privacy which may have occurred.

At present the rear of the development site is visible from the highway.  However due to the scale of the proposed development and the other associated works to the boundaries I do not think the development would be detrimental to the character and setting of the street scene.

In addition to this I am of the opinion that the proposed works will appear as a subservient addition to the existing dwelling.  This is by virtue of their scale and design.

The Town Council have requested the use of a condition which would restrict the use of the garage and workshop to domestic use.  The applicants have made no suggestion that the garage and workshop would be used for anything other than domestic use.  However the proposed plans do detail that a car lift will be installed.  I am therefore of the opinion that in order to ensure that the garage will only be used for domestic purposes and to safeguard the amenity of the area it would be appropriate to ensure that the garage and workshop will be only used for domestic purposes.  This will be done through the use of an appropriate condition.

In view of the above comments, I see no objection to the granting of this permission.  I therefore recommend 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: 17 SEPTEMBER 2012














