Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2008/0343/P

	Development Proposed:
	Rebuild the existing garage to form new garage and granny annex at Thorneycroft, Clitheroe Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	Thorneycroft is the southern unit in a semidetached pair of houses on the west side of Clitheroe Road, Barrow.  It is immediately adjoined to the south by an unmade access road which runs down the rear of the terrace of houses known as Bramley View.  The side elevation and rear yard of No. 10 Bramley View adjoin the other side of the access road.  The site is adjoined to the rear by open fields.  

This property has a large detached garage which extends almost the whole length of its rear garden.  It is 13.3m long and 6.4m wide for the front 8.3m and 5.8m wide for the rear 5m.  It has an eaves height of 3.2m and a ridge height of 4.6m.  It is a brick construction with a corrugated steel sheet roof. 

The existing garage has a double garage door in its front elevation, two doors in its northern side elevation, one window in its rear elevation and no doors or window openings in its south elevation.  

Permission has been granted to convert the existing garage into a granny annex involving increasing its ridge height to 5.2m in order to facilitate the replacement of the sheet roof with natural slates.  As originally submitted in that application, the accommodation comprised a lounge, kitchen, bedroom, vestibule, hall, cloakroom and shower room.  Amended plans were received however on which the lounge was replaced by a garage, with the bedroom acting as a bed sitting room.  

That existing planning permission (3/2006/0022/P) is subject to conditions that the development shall only  be occupied as an extended family unit, and that the part of the building shown on the approved plans as a garage shall only be used for that purpose, and not for any other purpose (including use as additional living accommodation) unless a further planning permission has first been granted in respect of such a change.  

No works have been carried out with regards to the implementation of the existing permission.  This current application seeks permission for the demolition of the existing garage and for a new building to be erected with basically the same footprint, exactly the same maximum dimensions and exactly the same height.  The accommodation would be the same as that comprised in the existing conversion permission, including the inclusion of a single garage.


The door and window openings are the same as in the existing permission.  It is now proposed that the external materials will comprise stone walls to all elevations and a slate roof.

I consider that this amended scheme will represent an improvement on the existing permission with regards to visual amenity considerations.

There would be no discernable difference between the two schemes with regards to the effects on the amenities of neighbouring residents (which were considered to be acceptable in respect of the original permission).  

A bat survey report submitted with the application concludes that the proposal is unlikely to cause any disturbance to bats.

Overall, subject to appropriate conditions, I can see no objections to this application. 

I therefore recommend accordingly. 



	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.


DATE INSPECTED: 20 JUNE 08














