Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0736/P

	Development Proposed:
	Proposed conversion of integral garage into a habitable room and formation of entrance door. Improved vehicular access. Re-submission of refused application 3/2012/0438P and withdrawn application 3/2012/0604P at Austin House, Slidburn Road, Waddington, BB7 3JQ.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council – No comments or observations received within the 21 day statutory consultation period or by the date of determination.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – I have no objection to this application on highway safety grounds. 

The plans being considered in relation this application indicate that it will operate as a three bedroom property. With the remodelling of the internal layout on the ground floor, the integral garage will no longer provide an identifiable off street parking space for the use of residents and visitors. 

In order to accommodate the anticipated vehicular activity associated with a residential property of this size I would require that two car parking spaces be provided and that these are available to allow manoeuvring to and from Fell Road in a forward gear. The site plan provided for this application identifies that such provisions are achieved.

In addition, this application also seeks to amend the width of the opening in the boundary wall. I have no objection to this aspect of the application as it will assist with manoeuvring to and from the site with no physical change in the existing driveway. 

The physical alterations to the entrance do not impact on the existing acceptable sightlines at this location. However, the actual alignment of the boundary wall is not accurately reflected on the site plans and there would be considerable benefit in establishing clarity on this matter at this time. I would recommend that the site be surveyed and plans redrafted.

The provision of footway is intermittent to the north side of Fell Road and is not present to the south side. Austin House is also located within a series of bends approaching Waddington village. The prospect of displaced vehicles parking on Fell Road is highly unsatisfactory and would have a direct detrimental impact on highway safety on the immediate vicinity of Austin House and, more generally, on the northern approach to Waddington. 

However, I am satisfied that the appropriate off street car parking provisions can safely be accommodated within the site and that the proposed layout is not detrimental to the safe movement of vehicles to and from the site. 



	CONSULTATIONS: Additional Representations.

	One letter has been received from a nearby resident who raises concern that the proposed new wall may restrict visibility from his own driveway.  They also point out that the site plan showing the position of the adjacent grass verge is shown inaccurately. 

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – Extensions and Alterations to Dwellings

Waddington Conservation Area Appraisal

National Planning Policy Framework

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

	This application is a resubmission of a previously refused application and an application which was subsequently withdrawn following objections raised by the Highway Authority.  It relates to a detached property located on the south side of Waddington Road, approximately 100 metres from the centre of the village known as ‘The Square’.  The property is located both within Waddington Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty.

Permission is sought to convert an integral garage and for the insertion of a doorway on the road side gable of the property.  The first refused application proposed a canopy over this doorway, however, following a refusal on conservation area grounds this aspect has been removed from the scheme. The new doorway would be located approximately 1.8m from the main front elevation and 3.1m from the frontage of the garage.  The garage door would be altered to a window to match the existing ground floor window.

Historically, the dwelling built in 1998/1999 had a number of conditions attached to the original approval, planning application 3/1998/0290/P.  One of the conditions removed permitted development rights from the property due to the substantial size of the dwelling compared to the restricted size of the plot and concerns that extension under permitted development would cause the dwelling to be more disproportionate in size to its plot size than it already was concerns that the area in front of the property could be built upon.  

Condition no. 7 of this approval concerned itself with highway safety and stated that the parking areas shown on the approved plan should remain in perpetuity for that sole purpose given the limited amount of parking provision and manoeuvring space within the site.  At the time of my site visit I was aware that the parking and manoeuvring area in front of the property felt very limited.

In determining this application therefore, the main matters for consideration include highway safety, visual amenity and the impact on the character, appearance and significance of Waddington Conservation Area.

I am satisfied that the insertion of a wooden door on the gable elevation of the property would not detract from the visual amenities of the street scene or the significance of the character and appearance of the conservation area.

With regards Highway Safety, although the application was previously refused on this ground, the applicant has clarified how many bedrooms the property has and as a result the Highway Engineer is satisfied that the highway concerns have been addressed.  With regards the points raised by the neighbour, having discussed their points with the Highway Engineer, he is satisfied that the visibility from their driveway would not be impeded as a result of the proposal.  He also notes that although the site plan submitted is not accurate in terms of the adjoining road verge, as the access is existing there will be no change to this albeit the realignment of one of the walls however this will not limit the existing sightline from their driveway.

Taking all of the above in to considerations I thus recommend that the application 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 or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














