
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MB

	Application No: 
	3/2013/0062

	Development Proposed:
	Replacement of two existing wood panel garages with a new build brick and block garage. Part retrospective application for the installation of a flue outlet to rear slope on the existing garage at 3 Larkhill Cottages, Old Langho, Blackburn.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections on highway grounds.

Environmental Health Officer (EHO) – Objects and recommends refusal:

· Presence of ash/products of combustion landing upon neighbours cars would indicate the appliance is being used for the burning of unapproved fuels or the incineration of waste materials.

· Flue appears to have a low terminal height, which will not aid dispersal of products of combustion with dispersal being worsened by the fitting of a Chinese hat type cowl.

· Why are two solid fuel appliances required in the garages?

· The occasional use of the unit will not keep the garages dry.

· Environmental Health is in receipt of concerns/complaints from neighbours, which are currently under investigation.

· Submitted nuisance record sheets indicate smoke and ash issues on 4 occasions in the past 2 months.

· Would recommend refusal on the grounds of unsuitable installation being not fit for purpose.

· If approval were granted the applicant would require Building Regulation approval/approved installer certification. 



	CONSULTATIONS: Additional Representations

	A total of two letters of objection have been received from two individual addresses. The areas of objection can be summarised as follows;

· No objections to the construction of the garage but do object to the proposed flue outlets.

· Fumes from the existing flue causes damage to the paintwork of vehicles in the vicinity, a second flue would cause more problems.

· Smoke and fumes from the existing flue collect in the garden causing a nuisance and potential health and safety issue.

· The flue is not a necessary part of everyday garage usage, so it really begs the question of the fire safety within the garages and their usage as per the original planning permission granted.

· Both letters state no objections to the principle of the proposed garage buildings only objecting to the flues. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan - (DWLP)

G1 – Development Control.

H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft) – (RVCS).  

DMG1 – General Considerations.

DMH5 – Residential and Curtilage Extensions.



	POLICY REASONS FOR REFUSAL:

	Contrary to Policy G1 of DWLP and Policy DMG1 of RVCS.



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

	Planning permission is sought for the replacement of two existing wood panel garages with a new build brick and block garage and retrospective planning permission for the installation of a flue outlet to the rear roof slope of the existing garage.

The proposed garage would be sited on land to the rear of Larkhill Cottages. The proposed garages would measure 6.3m x 6.2m. The structure is to be constructed from brick under a dual pitched roof. The structure will be constructed to a height of 3.9m.

In addition to this; consent is also sought for the installation of a flue outlet to the rear roofslope of the proposed garage unit and the retrospective consent for the installation of an existing flue to the rear of the existing garage unit. 

The land to the rear of Larkhill Cottages consists predominately of areas of hard standing that are utilised for the parking of vehicles. Some of these parking areas have been used to construct detached garage units of various forms. The proposed development seeks to replace two existing timber garage units with brick built structures.

The principle of constructing such garages in this area is in my opinion established by virtue of the existing units. The proposed development in terms of its scale, form and materials is considered to be acceptable.

The existing garage unit is directly adjacent to a mature tree. Building in such close proximity to such a tree is likely to result in damage being caused to the health and condition of that tree. In this particular instance I would argue that any damage has already been done by virtue of the existing garage building. The proposed garage unit is unlikely to significantly alter this.

However one area of the development that does cause concern is the presence of the existing flue outlet and the proposal to install a further flue outlet on the proposed new build element. The objections received from nearby residents indicate that the use of the existing flue, for which retrospective consent is sought, presents issues that may be detrimental to the residential amenity of the area.

Due to the relationship between the existing flue outlet and the surrounding properties, fumes and emissions from the flue linger in the area collecting in nearby garden areas. In addition to this objectors indicate that the contents of these emissions such as ash cause damage to property. Therefore should retrospective consent be granted for the existing flue and the additional flue the existing issues surrounding the emissions and impact they have upon amenity would be exacerbated. 

The representations received from objectors would indicate that some sort of burner or stove is being used within the existing garage and this is likely to be the case in the proposed garage units. In light of these objections the applicant has provided additional information relating to the use of the existing stove and the associated emissions.

The applicant has detailed that the chiminia type wood-burning appliance is used to dry the moisture that builds up in the garage during winter, as the existing garage has been prone to damp and episodes of flooding during heavy rainfall. This moisture causes damage to objects and tools stored in the garage. It is also used as a method of heating the garages when they are in use.

The additional stove and flue outlet in the proposed garage is intended to prevent the same issues in the new garage as have been experienced in the existing garages.

Having visited the site and viewed inside the existing buildings; they appear to be used for the storage of items such as a trailer, items of furniture, logs and other domestic paraphernalia. One end of the garage is set up as a small workshop and consists of a workbench and storage and shelving for tools and other sundries.

Whilst the workshop may be used in indirect connection with the applicant’s area of employment; as an area to store tools or work on particular tasks I do not believe that a commercial trade or business is being run or operated directly out of the building as a commercial premises. A similar set up and arrangement in terms of the workshop could be conceivable in the pursuit of a hobby.  

The justification provided for the wood burning appliances appears somewhat limited. I do not believe that such appliances would provide sufficient mitigation against the issues associated with moisture, damp and flooding. The existing building does not appear to be particularly well insulated in terms of its construction, therefore any heat is likely to quickly dissipate. The use of such stoves will only provide mitigation against moisture whilst they are in use. They will be of no benefit when not in use.

Similarly if flooding is an issue a heater will not provide adequate mitigation or prevention. The occurrence of flooding would suggest a drainage issue; which could be more appropriately addressed through the provision of suitable drainage system.  

As regards using the stoves as a source of heat for when the garage/workshop is been used; they would provide a source of heat and warmth, but equally there are other methods that could be employed such as electric or gas fires powered by portable gas cylinders which could provide a similar level of warmth, without the emissions that appear to be a cause of nuisance, causing a problem in the locality for neighbouring residents.

As outlined above the Council’s Environmental Health Department are in receipt of a complaint regarding emissions from the existing flue, which includes a nuisance recording sheet detailing that the stove has been in use on 4 occasions in the past two months. This level of use would appear to contradict the level of use indicated by the applicant of around 4 times over the course of a winter. At the of time writing this report these issues are currently being investigated by the Council’s Environmental Health Department.    

Having discussed the application and all the available information submitted by the applicant and objectors in detail with the Council’s Environmental Health Officer, the EHO is of the view that the current installation is not fit for purpose in this particular instance, with the design and terminal height of the flue being insufficient to ensure the suitable dispersal of emissions; and that an additional flue is likely to perpetuate the problem, to the detriment of surrounding residents. 

In my opinion such actions would be prejudicial to the residential amenity of the area, contrary to Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft). In view of this and the material objections received; I therefore recommend that planning permission be refused.   



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 07/02/13 & 27/03/13

















