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	Date Inspected:
	20/10/16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Replacement single storey garage towards end of the garden single storey kitchen extension to south east elevation. 

	Site Address/Location:
	6A Stoneygate Lane, Ribchester

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

DMG1: General Considerations

DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

No relevant history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property lies to the north of the settlement of Ribchester, within a relatively isolated location which is punctuated by area of open space, and scattered farmsteads. The property is a semi-detached property located within a group of buildings that are similar in size, scale and materials. 

	Proposed Development for which consent is sought:

 Consent is sought for the re-siting of an existing garage, and also for the erection of a single storey extension to the south east elevation. The single storey extension will have dimensions of 4m long, 5.6m wide and a height of 2.8m. The garage will be similar in size, design and scale to the existing, and would measure 6.4m x 4.9m and have a height of 4.2m. As part of the scheme, the existing garage would be demolished. 

	Impact Upon Residential Amenity:

The proposed single storey extension would be located some 4.5m away from the boundary with 6 Stoneygate and would consider this an adequate distance so not to affect their residential amenity in terms of overlooking/loss of privacy or loss of light. Furthermore, the proposal would be relatively well screened by a boundary fence between the adjoining properties. 

In reference to the proposed garage, the proposal would be located away from the application property and neighbouring property in to an area of garden which would be in line with the neighbouring properties workshop. There would therefore be no means of overlooking or loss of light. Furthermore, the garage/workshop is not considered to have the same level of amenity as a residential dwelling. 

	Visual Amenity/External Appearance:

The single storey extension would appear subservient in appearance when compared to the main dwelling, as it is set in from the north east elevation by 100mm. The proposal is single storey and would not over-dominate the existing dwelling. 
The garage is similar in size, scale and design to the existing garage and would therefore not be changing the visual amenity of the area by moving location. The garage would also be located in the same location as the neighbouring properties garage/workshop and would therefore not appear isolated within the open countryside. 

	Other Matters:

The proposal raises no concerns in regards to highway capacity or safety. 

	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


