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	Date Inspected:
	09/08/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing double garage and erection of replacement double garage in new location.

	Site Address/Location:
	Beech House Alston Lane Longridge PR3 3BN

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal on highway grounds.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape 

Policy DMG1 – General Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2014/0838: Two storey side extension (Refused) (Appeal Allowed)

3/2015/0423: Discharge of conditions 3 (materials) and 5 (flood proofing) planning permission 3/2014/0838 (Approved with conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a converted stable which was granted consent in the 1990s. It forms part of a group of former agricultural buildings which are now in residential use. The application site is located in the Open Countryside, around 4km South of the settlement of Longridge. The dwelling fronts onto Alston Lane which serves as a bridleway. 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing double garage and the erection of a replacement double garage in a new location at Beech House, Alston Lane, Longridge. The proposed double garage would be located to the rear/side of the application dwelling set back around 4.5m from the rear elevation. The double garage would have a measure 9.115m by 6.928m. It would have a pitched roof with an eaves height of 2.822m. The proposal will have a ridge height of 5.560m to provide appropriate head room at first floor level.

	Impact Upon Residential Amenity:

The introduction of the two rooflights into the west roofslope would result in an unacceptable impact upon the residential amenities of the neighbouring property Roth-Holm by virtue of overlooking into their private residential space. Should consent be granted these windows will be conditioned to be obscured glazed and non-opening in order to ensure privacy is protected.

	Visual Amenity/External Appearance:

The proposed garage would be sited to the rear/side of the application dwelling and would be partially visible from Alston Lane. Outbuildings should generally be sited in an inconspicuous position. Core Strategy Policy DMG1 places particular emphasis on visual appearance and relationship to surroundings. Even small extensions/buildings can be prominent if not carefully sited and particular care should be taken with schemes visible from public vantage points. Taking into consideration the current arrangement of the existing garage, it is considered that the proposed replacement double garage is to be located in a more acceptable location thus reducing the affect the proposal would have on the existing dwelling and the surrounding area. Visually the replacement double garage is considerably larger than the existing garage but due to its location it is deemed more acceptable. 
In terms of its design, the proposed double garage would be commensurate to the scale of the main dwelling. It would respect the size and scale of the parent dwelling. In regards to the materials, the garage would be faced with natural stone, slate roof tiles, painted/stained timber window frames and doors. It is considered that the matching materials would maintain coherence between the main dwelling and the proposed double garage. Therefore, it is considered that the proposed development would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Polices DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development would not result in adverse harm to the appearance of the existing building and the surrounding area nor would it result in harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


