
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0438/P

	Development Proposed:
	Conversion of integral garage into a habitable room and formation of entrance door with overhead canopy on side elevation at Austin House, Slaidburn Road, Waddington, BB7 3JQ.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council - No comments or observations received within the 21 day consultation period or by the date of determination.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) raises objections to the proposal and recommends refusal of the application on highway safety grounds.  His comments are copied in full below:

“I am recommending refusal of this application on highway safety grounds. 

It is proposed to increase the size of the property by converting the integral garage to provide additional living space. While the number of bedrooms for this property will remain at four, the off street parking provisions are directly reduced. In order to accommodate the anticipated vehicular activity associated with a residential property of this size I would require that three car parking spaces be provided and that these are available to allow manoeuvring to and from Fell Road in a forward gear.  This under-provision is confirmed within Section 10 of the application form, where "no change" is noted in the 2 spaces provided for on-site parking.

From my observations on site and examination of the site plan submitted as part of the application, I am not satisfied that the revised layout secures an appropriate level of off street parking provision for a property of this size. 

The provision of footway is intermittent to the north side of Fell Road and is not present to the south side. Austin House is also located within a series of bends approaching Waddington village. The prospect of displaced vehicles parking on Fell Road is highly unsatisfactory and would have a direct detrimental impact on highway safety on the immediate vicinity of Austin House and, more generally, on the northern approach to Waddington. 

I am recommending refusal of this application on highway safety grounds as the proposed layout shown on the site plan provided does not provide evidence that appropriate off street car parking provisions can safely be accommodated within the site and that the proposed layout is detrimental to the safe movement of vehicles to and from the site. “

 

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – Extensions and Alterations to Dwellings

Waddington Conservation Area Appraisal

National Planning Policy Framework

	POLICY REASONS FOR REFUSAL:

	Policy G1 and ENV16 – proposals detrimental to both highway safety and visual amenity.



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

	The application relates to a detached property located on the south side of Waddington Road, approximately 100 metres from the centre of the village known as ‘The Square’.  The property is located both within Waddington Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty.

Permission is sought to convert an integral garage and for the insertion of a doorway on the road side gable of the property and erect a canopy overhead.  The garage door would be altered to a window to match the existing ground floor window.  The new doorway would be located approximately 1.8m from the main front elevation and 3.1m from the frontage of the garage.  The overhead canopy would have a width of 2.0m, an uppermost height of 3.1m, and a maximum projection of 0.8m.

Historically, the dwelling built in 1998/1999 had a number of conditions attached to the original approval, planning application 3/1998/0290/P.  One of the conditions removed permitted development rights from the property due to the substantial size of the dwelling compared to the restricted size of the plot and concerns that extension under permitted development would cause the dwelling to be more disproportionate in size to its plot size than it already was concerns that the area in front of the property could be built upon.  

Condition no. 7 of this approval concerned itself with highway safety and stated that the parking areas shown on the approved plan should remain in perpetuity for that sole purpose given the limited amount of parking provision and manoeuvring space within the site.  At the time of my site visit I was aware that the parking and manoeuvring area in front of the property felt very limited.

In determining this application therefore, the main matters for consideration include highway safety, visual amenity and the impact on the character, appearance and significance of Waddington Conservation Area.

In relation to highway safety, the Highway Engineer objects to the proposal on highway safety grounds due to concerns about the lack of manoeuvring space and parking provision at the dwelling and the subsequent displacement of vehicles on to this part of Slaidburn Road/ Fell Road.  Therefore, it is clear to me that the reason for the original condition is still completely justified, and as such the loss of the garage without providing appropriate off street parking provision within the site would lead to conditions to the detriment of highway safety, thus the proposal should be resisted on this ground.

In relation to visual amenity, if the highway engineer had not raised objections regarding the loss of parking provision, I would have considered the proposed alteration from a garage door to a window was done in a way which reflected the other window openings on the property and was thus sympathetic.  

With regards the proposed canopy on the side road facing elevation, I have the following comments.  The Conservation Area Appraisal states that leading north from The Square is Slaidburn Road, with a number of larger historical prestigious houses all set in generous gardens.  The property to which this application relates has a blank roadside gable which appears unassuming within the street scene and the Conservation Area.  

In assessing the application, the scheme need to comply with the Council’s SPG on extensions and alterations to dwellings.  The SPG states: 

        “There should be a good visual relationship between the original dwelling and any subsequent additions”, “…small extensions can be prominent of not carefully sited and designed” and “it is normally better not to introduce design features which are not in keeping with the original house and the locality”.  

The proposed doorway itself would not, in my opinion, harm the visual amenities of the building and would not overly detract from the existing blank gable of the property, provided it had no glazing which would look out of keeping with this unadorned gable.  

I am, however, concerned that the proposed canopy would detract from this prominent unadorned roadside elevation.  The canopy due to its very nature and height and would add visual clutter to this highly visible roadside elevation.  I consider the canopy would detract from the visual amenities of the streetscene, and would detract from the character and appearance of the conservation area and the visual amenities of the Area of Outstanding Natural Beauty.

I thus recommend the application accordingly.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 13 JUNE 2012














