
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2006/1007/P

	Development Proposed:
	Redevelopment of existing garage/store into accommodation, including dormer windows at first floor at 1 Green Fern, West Bradford Road, Waddington. 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H9 - Extended Family Accommodation.



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, H9 - Overlarge building to detriment of visual and residential amenity.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application seeks consent for the conversion and extension of an existing detached garage to form ancillary living space to the main house.  The garage is of modest proportions measuring approximately 7.1m x 5.4m x 4m to the apex of its pitch, being constructed of render under a slate roof.  The scheme proposes to extend the length to 8.9m and width to 7.4m with the raising of the ridge height by 1.7m.  The front and gable elevations would have relatively plain treatments but on the rear two projecting dormer type additions are shown to give headroom to the first floor accommodation.

Overall the building would provide WC, kitchen, lounge, sitting room and hallway at ground floor with bedroom and bathroom above.  

In assessing the appropriateness of this scheme it is important to have regard to the principle of development under the terms of Policy H9 as well as its visual impact and potential impact on neighbouring residential amenity.  H9 does allow for the provision of ancillary accommodation provided it is capable of integration to the main house or an ancillary use when circumstances change as that only a modest level of accommodation should be provided.  

This scheme would alter an existing single storey garage to provide two storey living accommodation and would not, in my opinion, satisfy these criteria.  Indeed, the applicants and their agents have been informed of this in pre application discussions dating from November 2005.  The scheme presented here is, in fact, larger than that which was discussed in July 2006 and advised unsuitable for the same reasons here.  In principle the level of accommodation is overlarge and would not comply with H9.

Turning to potential impact on nearby residential amenity, the building is situated at the property’s south western boundary in close proximity to a dwelling known as Hunters Gate – approximately 3.5m.  The garage is set back from the rear building line of that property and thus, it could be argued, already impacts on it to a degree through blocking out light to a ground floor room at its rear.  Raising both the eaves and overall height of the garage would, I consider, have an adverse impact on them and should thus, on amenity grounds, be resisted also.

Therefore, having carefully assessed all of the above I consider a recommendation of refusal is appropriate in this instance.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 31 JAN 07





TELEPHONE CLLRS:  YES / NO
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