Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0092/P

	Development Proposed:
	Proposed extension and alteration to existing double garage to enable annex facility including link to house at 47 Lower Lane, Longridge, Lancashire, PR3 3SQ.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council  - No objection to this application subject to full consultation with neighbours and the use of sympathetic materials.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – The proposal retains ample off street parking provision, and I therefore raise no objection to the proposal on highway safety grounds.



	CONSULTATIONS: Additional representations

	One letter has been received from the occupier of a nearby dwelling, and the following points of objection have been raised,

1. This is not simply a conversion, but an entirely new and much larger building, that is larger than my house,

2. It is designed to create additional living space but is effectively a new bungalow on site (an earlier permission has already been turned down on this site),

3. Proposed new property will create a new wall and roof for the entire western aspect of my rear garden (without gap) and block the afternoon sun onto it,

4. Light will also be severely restricted to other windows (side lounge window and rear dining room in particular) in my property by moving the extension forward and raising the roof,

5. The loss of light will impact upon my amenity and enjoyment of my garden area,

6. Noise and dust during construction,

7. Noise from a new living space adjacent to my boundary,

8. Loss of view, and

9. Devaluation of property.

 

	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Wildlife and Countryside Act 1981.



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

	Planning permission is sought to extend and convert an existing detached double garage to create an annex facility that will be linked at ground floor via a small glazed lobby to the property no. 47 Lower Lane, Longridge.  The scheme proposes an extension to the front elevation and rear elevation of the existing garage, and includes the requirement to add a single pitched roof on the building, replacing two single pitched roofs.  The building will contain a wet room, lounge/kitchen and bedroom that is accessed via side door, but with provision for a future access door in-between the garage and the hallway.  There is also a new utility room proposed for the main dwelling.

With regards to the effect on visual amenity, as the semi-detached property is set within a relatively large plot off Lower Lane, Longridge, due to the location of the building within the plot and the design of the alterations, the proposal is considered to have no detrimental impact on the streetscene.  With regards to Local Plan Policy H9, the proposal is considered to comply as it would be capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and the extension provides only a modest level of ancillary accommodation.

With regards to the schemes impact upon the residential amenity of neighbouring properties, due to the position of the building to be extended on site, the location of any habitable room windows, the existing boundary treatments between properties (an existing 1.8m high close boarded fence between Netherleigh and no. 47 creates an enclosed and private rear garden space) and the difference in land levels, the scheme is considered to have an acceptable impact upon the occupiers of the adjacent properties.  With specific regard to the scale and massing of the extensions and alterations, due to the orientation of the building to the north west of the nearest property (no. 49), the existing approx. 1.8m high fence in-between the properties, the retention of the low eaves height and that the overall height of the building is not considered excessive (5.36m to the ridge), whilst the building may have some impact upon the amount of natural sunlight entering the garden, this will be limited to late evening at worst, and would not have any direct impact upon light entering habitable room windows in the property.  On this basis, I am of the opinion that the approval of this proposal would have not have a significant enough impact upon the amenity of the occupiers of the adjacent property to warrant the refusal of this application.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 21/02/2013














