Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2010/0752/P

	Development Proposed:
	Erection of a new garage and stores at basement level and a new conservatory over at 153 Pasturelands Drive, Billington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a semi-detached house on a corner plot close to the junction of Pasturelands Drive with Whalley Road.  The front of the property faces south onto the main part of Pasturelands Drive.  The property, which is on sloping ground, also has a side boundary onto the section of Pasturelands Drive that leads from Whalley Road.  There is a detached prefabricated type garage and a vehicular access onto this short section of road from the lower part of the application site.  There is a patio area on the higher ground level immediately adjoining the rear elevation of the house.

Permission is sought for a development comprising the following:

1.
The demolition of the existing detached garage.

2.
Lowering the level of the ground of the existing yard area and the ground upon which the garage presently stands by approximately 0.3m.

3.
The excavation of the ground beneath the existing patio area to form garage and garden stores at basement level, fronted by three garage doors within facing brick walls.

4.
The construction of a conservatory above the garage/stores, having facing brick to the lower walls with glazing above and a glazed roof.

The property is in a prominent position and the proposed development will be clearly visible when entering Pasturelands Drive from Whalley Road.  It will, however, result in the demolition of an existing prefabricated garage and the replacement of an existing relatively unattractive patio area with fencing and a pergola type structure, and an area of steeply sloping garden.  The proposed garage/store at basement level takes advantage of the sloping nature of this site, and I also do not consider that the conservatory would represent a particularly over prominent or incongruous feature.  Overall, I therefore consider the proposal to be acceptable with regards to visual amenity considerations.

The neighbours that would be most affected by the proposal are the terraced houses at Abbey Terrace, Whalley Road, on lower ground.  No objections have, however, been received from these or from any other nearby residents.  Although those particular neighbours will be overlooked by the conservatory, they area already overlooked by the ground and first floor windows in the rear of the house, and also from the raised open patio area.  Overall, I do not consider that the development would significantly change the level of overlooking of those particular neighbouring properties.  I therefore consider the proposal to be acceptable with regards to its effects upon the amenities of nearby residents.

The plans do, however, contain a note that refers to a possible future raised deck area adjoining the north elevation of the conservatory, but no drawings of this are given and it is not included in the description of the development. The applicant’s agent has agreed to the inclusion of a Note on the Planning Permission that no permission is implied or granted for the construction of such a raised patio, and that depending upon the details of its size and design etc. it is likely that it would require a separate planning permission in its own right.

Subject to such a note and appropriate conditions, I consider the proposal to be acceptable.   



	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: 3 NOVEMBER 2010














