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	REFUSAL

		

	Development Description:
	Proposed conversion and extension of double garage to create a gym/home office. 

	Site Address/Location:
	12 Northcote Park, Langho, Blackburn, BB6 8FB

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subjection to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received. The concerns expressed within the letter can be summarised as below: 

· Out of keeping;
· Loss of sunlight and views; 
· Inaccuracy of plans; 
· Not in accordance with covenant in the land transfer; 
· Future occupiers of currently non-resident neighbouring dwellings unaware of plans; 
· Short time-frame for representations to be made. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0353: Variation of condition 2 (approved plans) of planning application 3/2018/0844. The variation includes unit amendments, garage amendments, boundary and landscaping amendments (Approved). 

3/2018/0844: Erection of 42 new dwellings, landscaping and associated works (Approved). 
 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached, two-storey property at no.12 Northcote Park. The property has recently been constructed as part of a new housing development situated within the defined settlement limits of Langho and comprises a render-based design with slate roof tiles and a detached double garage. The immediate area is predominantly residential in character with a large expanse of open countryside to the periphery. 


	Proposed Development for which consent is sought:

Consent is sought for the proposed conversion and extension of the existing double garage to create a gym/office. 

The proposed extension would project 4.5m beyond the rear elevation of the existing detached garage building and would extend a width of 7.6m. A hipped roof form would be incorporated measuring 2.4m to the eaves and 4.8m to the ridge and to the north-western facing side elevation of the proposal, 3no. sets of bi-folding doors and 1no. personnel door would be included. 

In respect to materiality, the submitted application form states that the proposed extension would be finished in vertical red cedar cladding, slate roof tiles and grey aluminium doors; however, it is noted that the submitted plans detail concrete roof tiles instead. 


	Principle of Developemnt:

The proposal relates to a domestic extension to an established residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The proposed development would be sited approximately 14m from the nearest residential dwelling at no.9 Northcote Park and 4m from the shared boundary. In view of this separation distance, it is not anticipated that the proposed works would result in any significant detrimental harm upon the existing amenities of any nearby residents by way of overshadowing, loss of outlook or daylight that would warrant the refusal to grant planning permission. 

Furthermore, the proposed bi-folding doors to the north-western elevation would provide views solely within the rear garden area of the application property, and therefore no new opportunities for direct overlooking or loss of outlook are anticipated as a result of the works proposed. 

It is noted that concerns have been raised in relation to the loss of views; however, the loss of a view from a private property is not a material planning consideration. 


	Visual Amenity/External Appearance:
 
Paragraph 135 of the NPPF states: 

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting.’

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to design and states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity, and nature as well as scale, massing, style [and] consider the density, layout, and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings.’

The proposed development would be sited to the rear of the existing detached garage and would therefore not be afforded a high level of visibility from the adjacent public realm, being screened from view by the existing built form. 

Notwithstanding the above, the cumulative footprint resulting from the proposed extension together with the existing double garage would be sizeable. The submitted plans show the resultant outbuilding to have a maximum width and depth of 7.6m and 12.1m respectively which would not appear too dissimilar to the footprint of the main dwellinghouse. In this context, it is not considered that the detached structure would be of a size or scale that is clearly subordinate to that of the parent building, nor would it be visually reflective of its secondary nature to that of the domestic functions of the host property. 

In addition to the above, there are also concerns with respect to materiality, with the proposed vertical red cedar cladding appearing out of keeping with the external appearance of the both the existing garage structure and primary dwellinghouse. There are also discrepancies in the roof material, with the application form stating grey slate tiles to match the existing, and the submitted plans detailing concrete tiles. 

Taking account of the above, the resultant detached outbuilding would be of an excessive size and scale when read in conjunction with the application property and would fail to sufficiently integrate with the external appearance of the existing built form. The proposal would therefore result in the introduction of an unsympathetic and discordant form of development that would fail to take a subservient position in relation to the primary dwellinghouse or respond positively to its immediate context. Accordingly, the proposed development is considered to be in conflict with the aims and objectives set out in Paragraph 135 of the National Planning Policy Framework and Policy DMG1 of the Ribble Valley Core Strategy. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection subject to the imposition of a condition restricting the use of the development for domestic purposes only, incidental to the residential use of the application property. 

However, condition no.13 of the original consent for the housing development (ref: 3/2018/084), and subsequent Section 73 application (ref: 3/2021/0353), requires the garage to be kept freely available for the parking of cars, with no works, whether or not permitted by the provisions of the Town and County Planning (General Permitted Development) Order 2015 to be undertaken to alter or convert the space into living or other accommodation in the interest of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling. 

Whilst the 2no. existing garage doors are proposed to be retained, the submitted plans show the proposed garage area to measure 2.9m in depth. This would not provide any provision to allow for the parking of one vehicle and therefore the proposed development would result in the loss of the 2no. vehicle parking spaces which are currently provided within the existing garage structure.

Furthermore, insufficient information has been submitted to demonstrate that an adequate number of parking spaces can be accommodated elsewhere within the proposal site to mitigate this loss and therefore it cannot be determined whether the development would result in no adverse impact upon highway safety. 

The proposal therefore fails to satisfy the aims and objectives of Policies DMG1 and DMG3 of the Ribble Valley Core Strategy which seek to restrict development proposals likely to have an adverse effect on highway safety and parking. 


	Landscape/Ecology:

No ecological constraints have been identified in respect to the proposed development. 


	Other Matters:

It is acknowledged that concerns have also been raised with respect to a covenant contained within the land transfer; however, this is considered a private legal matter and not a material planning consideration in the determination of this application. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for refusal.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s): 

	01:
	The proposed development, by virtue of its size, scale, and materiality, would result in the introduction of an unsympathetic and discordant cumulative level of development that would fail to take a subservient position to the host property or respond positively to its immediate context, The proposal would therefore be contrary to the aims and objectives of Policy DMG1 of the Ribble Valley Core Strategy (2008-2028) and Paragraph 135 of the National Planning Policy Framework. 


	02:
	The applicant has failed to demonstrate that the proposal would not result in any adverse impact upon highway safety and parking within the immediate vicinity of the site. The proposal therefore fails to adequately consider the potential highway implications of the development, contrary to Policy DMG1 and DMG3 of the Ribble Valley Core Strategy (2008-2028) and the National Planning Policy Framework. 
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