
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2014/1029

	Site:
	8 Hazel Grove, Longridge, PR3 3HG

	Development Proposed:
	Conversion of existing integral garage to form new habitable room and erection of new double garage.

	Target:
	22nd January 2015

	CONSULTATIONS: Town/Parish Council

	Town Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The proposal raises no highway concerns and I would therefore raise no objection to the proposal.

	CONSULTATIONS: Additional Representations

	One letter of objections received from the occupiers of 37 Redwood Drive relating to loss of light and loss of outlook.

	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

Section 7 – Requiring Good Design


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

	This application relates to the conversion of an existing integral garage to form a new habitable room and the erection of new double garage at 8 Hazel Grove, Longridge. The application property is a two storey detached dwelling located within a modern residential development in the north of Longridge. The immediate area is characterised by detached dwellings of similar design and appearance to the application property. The property is located on a corner plot and is set back from the highway with a paved drive providing access to the existing integral garage. The dwelling is positioned at the end of a cul-de-sac and has a large area of curtilage to the front and eastern side of the dwelling.

Permission is sought to covert the existing integral garage into a study and utility room. This would require only minor alterations to the external appearance of the dwelling including removal of the garage door and replacement with a window. Further proposed alterations include changing a ground floor window on the west facing side elevation to a door and the insertion of a high-level ground floor window to the dining room on the west-facing side elevation. The proposed detached double garage would be located 4m east of the application property and would be orientated at an angle of 30° towards the main dwelling. It would measure 6m x 6.1m and would have a hipped roof to match the host dwelling. It would have an eaves height of 2.3m and a ridge height of approximately 3.9m and would be constructed of materials to match the main building. In determining the application it is important to consider the design of the garage, the effect on the amenities of neighbours and its impact on highway safety.
Core Strategy Policy DMG1 requires development to be sympathetic to existing and proposed land uses in terms of its size, intensity and nature. Outbuildings such as garages should respect the scale, character and materials of the original property and should generally be sited in an inconspicuous position. It is considered the proposed garage would appear subservient to the host dwelling and would reflect its form, shape and roof profile. Furthermore, it would be constructed of materials to match the main building in order to achieve a degree of coherence. The proposed garage would be sited to the east of the application property around 4m east of the application property and 8m back from the highway in such a manner as to ensure that is does not project beyond the principle elevation of the existing built form. Willow Park Lane is runs adjacent to the south-eastern boundary of the site. However, it is considered that the proposed garage would not be overly prominent in the streetscape given that the site is well screened by vegetation on its northeast and southeast boundaries. The application dwelling and a row of scrubs provide some screening from the west and southwest.
In terms of its design, garage doors should generally be the width of a single car to minimise their visual impact upon their surroundings. In a double garage, this can be achieved by using two doors with a pillar between. However, due to the position of the garage within the plot the introduction of a pillar would require additional hardstanding in order for vehicles to safely enter and exit the garage. Consequently, in this case it is considered that the use of a double garage door is acceptable. The overall height of the detached garage would not create an unduly dominant or overbearing feature and, as such, would accord with Core Strategy policies DMG1 and DMH5. The conversion of the integral garage and changes to the existing fenestration raises no design concerns.
In terms of its impact on the amenities of neighbouring occupiers, the proposed development would be located approximately 6m from the south elevation of no.37 Redwood Drive and would accord with BRE guidelines. There are no habitable rooms in the side elevation of this neighbouring property and existing shrubs and vegetation provides partial screening. As such, it is considered that the proposed double garage is unlikely to have an unacceptable impact on the amenity of the occupiers of no.37 Redwood Drive through loss of outlook, privacy or light.
It is considered that the proposed development would not give rise to conditions which would be detrimental to the residential amenity of the area. Moreover, the proposal would not have an unacceptable impact on highway safety. In conclusion, the proposed detached double garage would not cause undue harm to the character of the streetscape nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.


	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








