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	Date Inspected:
	02/12/2020
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed detached double garage

	Site Address/Location:
	10 College Close, Longridge, PR3 3AX 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections but commented that the garage is of an insufficient width to be considered a doubled garage. 

	CONSULTATIONS
	Additional Representations

	No letters of representation have been received in respect of the development

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage 
National Planning Policy Framework (NPPF)

	Relevant Planning History:

None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a detached dwelling located in Longridge within a cul de sac of properties on College Close. The application site benefits from a front garden and driveway with a private garden area to the side and rear.  

	Proposed Development for which consent is sought:

Consent is sought for the erection of a detached double garage to the side of the main dwelling following the removal of the existing outbuildings and boundary fence. The garage will measure 6.8m by 6.8m with a pitched roof measuring 2.5m at the eaves and 5m at the ridge.  The garage will be constructed in buff brick work and concrete roof tiles with a steel sectional garage door.

	Impact Upon Residential Amenity:

The proposed garage will be sited in the garden to the south of the main dwelling. The garage will be sited adjacent to the detached garage under the ownership of the neighbour, no 10 College Close. This neighbouring garage will act as a screen between the neighbouring dwelling and the proposed garage and because of this the development will have limited impact on this neighbour.
The garage will be set approximately 30cm from the shared boundary between the development site and the neighbour to the west no 29 College Close. The development will be sited 11.5m from the closest elevation (rear) of this neighbour. It is considered that there is a sufficient separation distance between the development site and the rear elevation of this property to ensure the development would not result in a significant loss of light to this neighbour. Due to the solar orientation of the dwellings in this area the detached garage is unlikely to result in a significant detrimental loss of light to the garden area of this neighbour and is likely to overshadow the remaining driveway area of the application property. A single window is proposed on the side of the garage that will only overlook the application property’s own garden. 


	Visual Amenity/External Appearance:

The proposed development would be sited in the side garden measuring 6.8m in width set approximately 1.1m from the corner of the application dwelling. The eaves height of the garage will match that of the adjacent garage and the ridge height will be approximately 0.2m taller. The garage will be visible on approach from the adjacent highway. However, as the neighbour benefits from an existing garage and the proposed garage will be of a similar scale it is considered that the development would not result in a prominent addition when viewed from the highway. 
The garage will be set down below the eaves of the main dwelling and will be constructed in materials to match the main property. As such it is considered that the development will remain subservient to the main dwelling in terms of its scale and proposed building materials and will have minimal impact on the visual amenity of the area.

	Highways:

The development originally proposed a detached double garage that was of an insufficient size to provide two parking spaces. The agent subsequently submitted amended plans increasing the garage width to provide two parking spaces. The remainder of the drive way will be retained to provide a total of four parking spaces within the curtilage of the property. 


	Other matters:

The development was originally submitted to have a total height of 5.6m exceeding the eaves height of the main dwelling. The garage proposed to accommodate a study within the roof space. It was considered that the proposed height of the garage would result in a development that would have an overbearing impact on the visual amenity of the area that would fail to remain subservient to the main dwelling. The applicants agent subsequently reduced the height of the garage and this reduced height is considered acceptable.

	Observations/Consideration of Matters Raised/Conclusion:

With all the above considered I recommend accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


