Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2005/0789/P

	Development Proposed:
	CONVERSION OF DETACHED GARAGE TO FORM GRANNY ANNEX AT MEADCROFT, CLITHEROE ROAD, WHALLEY

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H9 - Extended Family Accommodation.



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

	The application relates to a somewhat isolated dwelling on the east side of Clitheroe Road, Whalley some 250m on the Barrow side of the tunnel under the A59.  The dwelling is sited immediately adjoining the road edge.  To the north of the dwelling is a detached double garage which (in common with the dwelling) is of stone construction with a slate roof.  Attached to the rear (north) of the garage is a predominantly glazed structure which measures approximately 3.4m x 8m and houses a small swimming pool.  This glazed structure and the swimming pool are in a dilapidated condition and are not presently used.

Permission is sought for the conversion of the garage to form a granny annex.  This would involve the demolition of the glazed structure and its replacement with an extension of similar size but constructed in matching stone with a pitched roof of matching slate.  The accommodation would comprise two bedrooms, bathroom, kitchen and lounge/dining room.

In a covering letter, the applicants agent refers to two similar cases which were both approved in 2004.  In both of these cases the conversion unit included two bedrooms, and both units were larger than that proposed in this current application.  I am also aware of other similar recent approvals.  Indeed, provided that the accommodation is used ancillary to the main dwelling, case law has stated that such conversions of detached curtilage buildings do not require planning permission.  Strictly speaking, therefore, planning permission is only required in this case, because of the replacement of the unsightly glazed extension with a more visually pleasing stone and slate extension.

In my opinion, the proposal would have no detrimental effects on visual amenity, and there are no neighbours close enough to be affected in way by the proposal.  There are two existing vehicular accesses to this property and a considerable amount of hardstanding which would easily accommodate the parking requirements of the main dwelling and the annex following the conversion.  I therefore consider the proposal to also be acceptable on highway safety/parking grounds.



	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 be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 3 OCTOBER 2005











