Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: 

	Application No: 
	3/2006/0922 

	Development Proposed:
	Conversion of existing attached double garage to playroom. New garden wall to frontage at Tree Tops, Whalley New Road, Billington. 

	CONSULTATIONS: Parish Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No objections to revised plans.

	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The proposal is to convert the existing garage into a children’s playroom by implementing glazing to the front elevation of the property. The other proposal is to erect a wall to the front of the property, which would rise in height until reaching 2.5m, with stone coins to the edges and built in matching brick to the existing house.

The conversion of the garage would cause no significant issue. There are enough parking spaces to accommodate at least 2 cars on the drive.

The proposed wall would cause no neighbouring issues. 

The design of the wall is acceptable being similar to the existing house in terms of materials. 

The size of the wall and the impact on the street scene is the main issue. The site slopes steeply upwards and away from the road, and currently there is a mass of shrubbery and hedge which appears untidy and an eye sore within the street. The proposed wall would allow the site to become neater from the street scene and would provide a direct boundary. The wall would be no higher than the existing bus shelter and would not appear detrimental to the street scene. To the left of the proposed wall there is a large block built wall, which is higher than the proposed. 

The County Surveyor commented that the wall height adjacent to the drive needed to be 600mm for 2m to allow visibility when leaving the site. Amended plans were received which address these issues and satisfies the county surveyors requirements. 

In conclusion, the wall will be higher than the average front garden wall, however due to the change in land level and the current appearance of the land, the implementation of the wall would be of no visual detriment. 



	SUMMARY OF REASONS FOR APPROVAL:

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

	RECOMMENDATION: That conditional planning permission be granted.
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