Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2013/0068/P

	Development Proposed:
	To make temporary permission 3/2011/0021 permanent with a personal consent; conversion of detached double garage to dog grooming studio business with single storey extension to front and alterations including new windows and doors at Casa Lago, 1 Woodlands Park, Whalley, BB7 9UG.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal as it is relatively small scale and currently has a temporary permission.  I am not aware of any highway issues arising from the operation of the business during the temporary permission, however I would expect the local consultation responses to highlight any problems that have arisen due customer parking.  Unless these issues have been highlighted in any responses received, I would raise no objections to the proposal on highway safety grounds. 

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

Ribble Valley Core Strategy 2008 – 2028 (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

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

	The application relates to a detached bungalow of relatively recent construction situated on the Woodlands Park development in Whalley which is located on the east side of King Street.  The access to the estate is adjacent to Whalley Bus Station.  The locality in general is a residential area comprising detached and semi detached properties which all have off street parking facilities.  

Following approval of a temporary consent for a dog grooming business within a domestic garage at the rear of 1 Woodlands Park, planning application 3/2011/0021P) permission is sought to make this use permanent but subject to a personal consent relating to the applicant.  The dog grooming business operates from the former domestic garage between the hours of 9am and 6pm Monday to Friday.  Also approved on the previous application (3/2011/0021P) was for a single storey extension to the front of the detached double garage to form a garden store area.  This has not been built and thus will be reconsidered as part of this application.  

The extension would have maximum dimensions of approximately 2.7m x 2.8m x 3.3m to the pitch and would comprise of roof tiles to match the existing garage and have rendered walls.  The garage doors would be replaced with window and door openings.  

The matters for consideration in the determination of this application relate to the effects of the proposed use on the amenities of nearby residents (hence the temporary permission), the character of the locality, and highway safety, the acceptability of the proposed extension is also to be considered.  

With regard to highway safety, the application now relates to a business which is in operation and operates from a domestic garage situated in a residential area of Whalley.  Given the nature and scale of the proposed business which has operated for the last two years, I do not consider that granting formal planning permission for the development would result in any serious harm to the character of the locality provided the business is still operated by the applicant of this application.  I also do not consider that it would result in any serious harm to the character of the locality or that it would have any detrimental effects on the amenities of any of the neighbours for the same reasons, particularly as the use has proved to be on an appointments only basis and is limited to working hours on weekdays only, the result of previous planning conditions.  These conditions could be replicated on this application if planning permission were approved.

With regards to highway safety, the County Surveyor has no objections to the proposal.  Given that the development is relatively small scale and no highway issues have arisen from the operation of the business during the two year temporary permission, subject to continued use of conditions defining the scale, hours of operation and nature of use, i.e. appointments basis only, subject to specific planning conditions, I do not consider that the proposal would result in any serious harm to highway safety.  

In relation to the extension proposed, the proposal would be sited close to the boundary with No 19 Woodlands Drive, which is positioned on lower ground from the application site.  However, the distance between the proposal and the neighbouring property is over 10m and given that the window openings are proposed in the north and east elevations, there will be no overlooking of neighbouring windows or garden areas.  If the business does not operate in future, the garage as extended could easily be used for domestic purposes in relation to the main dwellinghouse and thus I find the works proposed to be acceptable and in-keeping with the locality.  

Following the two year temporary period which is due to come to an end and no neighbouring amenity issues have been raised by surrounding residents nor highway safety concerns, I consider that allowing the garage to be used as a permanent basis as a dog grooming studio by the applicant would not cause any residential amenity harm.  I thus recommend that a personal consent be granted which is subject to the operating hours which have been previously been approved (9am to 6pm weekdays) and no highway safety issues have been raised, I therefore recommend that conditional planning permission be granted.

	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: 














