Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2005/0132/P

	Development Proposed:
	CONVERT PART OF THE EXISTING GARAGE INTO A FAMILY ANNEX AND PROVIDE A NEW PITCHED ROOF (RESUBMISSION) AT LYNTON, LONGSIGHT ROAD, CLAYTON-LE-DALE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed development is very similar to application 3/90/0535 which was refused on 11 September 1990 in as much as it creates a separate unit of accommodation without the need to share any facilities within the existing dwelling.  The views expressed at the time, dated 23 August 1990, included a request that the views of the Planning Inspector when dismissing an appeal reference 3/87/0347 be taken into consideration.  I can see no reason to change these comments, even though the A59 has recently been de-trunked, since the A59 is still considered a traffic route of strategic importance and therefore it is essential to maintain this status by resisting new build frontage development.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a detached bungalow within a large curtilage on the north side of Longsight Road (A59), Clayton-le-Dale.  There is an existing flat roofed garage measuring 11.7m x 7.5m at the rear of the bungalow.  In 2004 planning permission was sought for the demolition of this garage and the erection in its place of a self contained two bedroom dwelling which was claimed to be a family annex (3/2004/0668/P).  That proposed development was considered to be tantamount to the creation of an additional dwelling and was therefore refused.  

Permission is now sought for the retention of the existing garage, and the erection on it of a pitched roof with a ridge height of 4.8m, and the conversion of half of its floor space into an annex comprising living space/kitchen, one bedroom and bathroom.  The other half would remain as a double garage.  The external materials used in the conversion would match the existing bungalow.  Provided that the accommodation is used ancillary to the main dwelling, case law has stated that such a conversion of a detached curtilage building does not require planning permission.  This development, therefore, only needs planning permission because the height of the proposed roof is in excess of 4m.  The submission of the application, however, does give us the opportunity to use conditions to define and restrict the use to precisely the area which is currently applied for.  

I have explained to the Highway Engineer that, because planning permission is only required because of the height of the roof, his recommendation of refusal on highway grounds could not be sustained.  He accepts this.  

We have also given officer level and without prejudice pre-application advice (ENQ/76971 on MVM) that planning permission is needed as the roof is over 4m high but that no objections were seen in principle provided the accommodation is used in conjunction with the dwelling and remains as one unit.  

The proposal would not have any detrimental effects on either the amenities of nearby residents or the appearance of the locality.

In all these circumstances, I can, unfortunately, see no alternative but to recommend approval subject to appropriate conditions. 



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 MARCH 2005














