Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0830

	Development Proposed:
	Proposed side extension to an existing garage. Re-submission; at 3 Spinney Croft, Longridge.



	CONSULTATIONS: Parish/Town Council

	Town Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.



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

	Planning permission is sought for the erection of a side extension to an existing garage at 3, Spinney Croft, Longridge. This application is a resubmission of a previous application made under reference 3/2012/0741. This previous application was withdrawn prior to the LPA issuing a determination. The amendments made to the scheme under consideration in this application have been made due changes in the applicants requirements rather than seeking to address points of concern raised by the LPA during the original submission.

The development site is a detached property located within Spinney Croft; a small cul-de-sac of 3no detached properties located to the eastern side of Hillcrest Drive. The existing detached property consists of a two–storey dwelling house with an attached single storey garage to the side. The property is constructed from stone under slate roofs.

The existing garage projects from the side of the dwelling 5.2m. The proposed development will result the garage projecting 8.2m. The proposed eaves height of the development will be 2.2m with the overall ridge height of 3.8m. Both these heights would match those of the existing garage. The proposed development is to be constructed from materials to match the existing dwelling. 

The proposed development will result in the front of the garage been realigned slightly in order to allow for the formation of a utility room between the existing dwelling and garage. The proposed development will result in the formation of a new window opening in the front elevation between the dwelling and garage. In addition to this a new window opening will be formed within the rear elevation of the garage along with an entrance door.

Having examined the proposed development I am of the opinion that the scale, design and nature of the proposed development would be in keeping with the character and setting of the existing dwelling. In addition to this I do not believe the development would be detrimental to the residential amenity of the area. 

The proposed development would be sited within the existing curtilage of the dwelling as the existing private amenity space wraps around the property. I am satisfied that the proposed development would not adversely harm the character and visual amenities of the streetscene. This is by virtue, in part, of the topography of the site. The levels of the existing garden to the side of the dwelling climb slightly towards the boundary with Hillcrest Drive. This will result in the proposed development sitting at a slightly lower level than Hillcrest Drive that will reduce the visual impact the development would have.

Having considered the submitted details I see no objections to the granting of this planning 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 approval is granted.


DATE INSPECTED: 10th October 2012














