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	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed rear extension of existing single detached garage for the purpose of office, gym and summerhouse. 

	Site Address/Location:
	31 Aspen Crescent, Barrow, BB7 9ZL 

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	

	CONSULTATIONS: 
	Additional Representations.

	4 Letters of representation from 3 addresses have been received.
2 addresses support the application.
1 address has the following concerns with the development.
· Loss of light to garden area.
· Noise level due to proposed use, requested roof lights be removed.
· Drainage issues will be created.
· The development will reduce value of their house. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

DMG1: General Considerations
DMH5: Residential and Curtilage Extensions 


	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application property is detached dwelling located in Barrow.  The application site benefits from a garden to the front and private garden to the area with a detached garage to the rear. The application relates specifically to the detached garage. The application site is not within any areas of designated interest. 

	Proposed Development for which consent is sought:
Consent is sought for the erection of an extension to the rear of the detached garage. The extension will project rear of the garage by 4m and will extend beyond the width of the garage measuring 5.1m in width. The extension will wrap around the south west corner of the garage therefore this elevation will measure 4.8m in length and will project off the side wall of the garage by 2m with an additional 1m roof overhang.  The element of the extension that projects rearwards by 4m will have the same eaves and ridge height of the existing garage measuring 4m at the ridge and 2.1m at the eaves and will have a hipped roof. The extension projecting off the side of the garage will have a reduced ridge height forming a west facing gable measuring 3.5m at the ridge and 2.1m at the eaves. The extension will be constructed in materials to match the existing garage and house. 

	Residential Amenity:

The application property with the most potential to be affected by the proposed development is the neighbour to the east, no 29 Aspen Crescent. The western boundary of the neighbours’ rear garden area is adjacent to the existing garage approximately 0.8m from the shared boundary. The proposed extension will extend along this boundary by an additional 4m. There is an existing 2m boundary fence between each property and therefore at present only a small section of wall and the roof of the garage is visible. It is considered that although the garage will extend a further 4m taking the built form of roof along this boundary measuring 10m in length it is considered that the development would not result in any overbearing impact to this neighbour. The loss of light from the roof would be minimal due to the solar orientation of the dwelling. 

The neighbours to the south of the site are approximately 12 from the rear boundary of the application dwelling therefore there will be 12m from the rear wall of the proposed extension. Due to this separation distance and the ridge height measuring at approximately 4m it is considered that the development will share an acceptable relationship with the neighbour. 

The concerns regarding noise created by the development would not warrant refusal of the development as the development site is the applications sites garden area and such noise is equivalent to typical noise expected in residential gardens. 

	Visual Amenity:

The application site is a detached dwelling and benefits from a relatively large rear garden. The proposed development will extend off the rear and side of the garage. The development would alter the design of the garage compared to the existing situation. In comparison to the scale of the house the extended outbuilding would remain subservient in size. The development will remain in keeping with the application dwelling and surrounding area as the development is to be constructed in matching materials to the garage. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted 
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