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	Date Inspected:
	28/2/17
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Rear garage extension with a pitched roof. Length eight metres, maximum height 3.7 metres and height to eaves 2.4 metres.

	Site Address/Location:
	Neds House Preston Road Ribchester Lancashire PR3 3YD

	


	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES:

	The proposal is assessed against the provisions of Schedule 2 Part 1 Class A of the Town and Country Planning (General Permitted Development) Order 2015.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Observations/Consideration of Matters Raised/Conclusion:

This is a prior notification of proposed works at Neds House, Preston Road, Ribchester.
Permitted development rights are a right to make certain changes to a building or land without the need to apply for planning permission. These derive from a general planning permission granted from Parliament, rather than from permission granted by the local planning authority.

Legislative changes came into force on 30th May 2013 (SI no. 1101) as a result of an amendment to the Town and Country Planning (General Permitted Development) Order 1995 and as a result permitted development rights were extended in order to make it easier for homeowners to construct larger extensions without the need for planning consent. 

An identical application for an extension at this property was refused in early 2017. The case officer for that application considered that the principal elevation of the dwelling was the south-east facing elevation. The applicant contends that the gable elevation of the property facing onto Preston Road is the primary elevation. 
In this case, determination as to which wall of the dwelling is the primary elevation directly affects whether the proposed development requires express planning consent. If the south-east elevation of the dwelling is considered to be the primary elevation then the development as proposed would extend from the side of the property. This is not permitted by the ‘Larger Home Extension’ permitted development rights which apply to rear extensions only. 

The applicant has provided historic photographs as evidence that the gable elevation was the principal elevation. Nonetheless, having visited the property it is concluded that the south-east elevation of the dwelling is evidently its principal elevation having a front door, large windows and is the most prominent elevation. The south-east elevation also overlooks the driveway and it is noted that previous plans submitted for planning application 3/1988/0266 for the erection of extensions and a new access refer to the south-east elevation as the ‘principal elevation’. 
Taking this into account, the proposed extension is considered to be to the side of the existing dwelling and cannot therefore be determined by the proposed larger home extension prior approval procedure. It fails to meet the requirements of condition A.4(1) of Schedule 2 Part 1 Class A as it would not exceed the limits in paragraph A.1(f).
I also consider there to have been insufficient information submitted to establish the extent of the original dwelling as it existed on 1 July 1948.

Adjoining neighbours have been informed of the proposal and no objections have been received. However, in conclusion it is considered that the proposals fail to meet condition A.4(1) of Schedule 2 Part 1 Class A.

	RECOMMENDATION:
	That prior approval be refused


