	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0689
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	16.08.21
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing flat roof garage and erection of pitch roof garage

	Site Address/Location:
	Parkwood View, Copster Green, BB1 9EN

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period

	qqq

	Consultations 
	Highways/Water Authority/Other Bodies

	LCC Highways
	No objections

	Consultations 
	Additional Representations.

	None received with Consultation Period

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

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

	Relevant Planning History: 
None 

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached dwelling located in Copster Green. The application relates specifically to the application garden area to the rear of the property.  


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing flat roof garage to be replaced with a new pitch roof garage. The garage will have a footprint of 4.4m by 7.4m measuring 2.75m at the eaves and 3.65m at the ridge. The garage will be set 400mm from the neighbouring boundary to the south and 150mm from the neighbouring boundary to the east. 

	Impact Upon Residential Amenity:

The proposed garage will be sited in the same location as the existing flat roof garage that it proposes to replace. The new garage will have a slightly larger footprint and an increased ridge height of 1.25m from 2.4m to 3.65m.  The neighbour to the south Salebury Cottage shares a boundary with the application site and the garage is sited adjacent to this boundary. The garage is sited next to the driveway of this neighbour. As such the increased garage height would only result in loss of light to the driveway area therefore this would not warrant refusal of the application. 
The neighbour to the west known as Westdale Cottage also shares a boundary with the application site. As there is an existing garage structure in this location the only change that this neighbour would experience is the 1.25m increased ridge height of the roof of the garage as the roof is now proposed to be pitched. As the garage is sited to the south west of the neighbours rear garden area and only extends 4.4m along the boundary it is not considered that the proposed works would have an overbearing impact on this neighbour or result in a detrimental loss of light to this neighbour.  

	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  
The proposed development will remove an existing flat roof garage and replace it with a garage with a larger footprint and ridge height. The garage will be set back from the road that serves the property and its neighbours. The garage will be sited in close proximity to the neighbouring single garage at Salebury Cottage that also has a pitched roof and is constructed in stone. As such the proposed stone and render garage would not look of keeping in the area. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


