Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0572

	Development Proposed:
	Proposed conversion of the existing detached garage into a family annex with attached single garage at High Royd, Cunliffe Lane, Wisewell.

	CONSULTATIONS: Parish/Town Council

	Wisewell Parish Council: Raises Concerns which can be summarised as follows:

· Concerns regarding existing parking provision.

· Curtilage of the property is always full resulting in on street parking.

· Development poses a risk to highway safety as site is on blind bend.

· Parish Council are aware of two collisions of motor vehicles on this bend due to the restriction of views caused by parked cars.

· Number of residents concerned that the property may currently be used as a semi—commercial premises.

· Parish Council questions the need for the additional accommodation at the property, as the existing accommodation is already substantial.

· The Parish Council notes that the property uses existing private sewerage facility and not mains sewerage, as stated in the application. The private facility is shared with an adjacent property and may already be at full capacity.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): There would be no significant impact on the adjacent highway network due to the proposed development. The forecourt/driveway area would provide domestic parking.



	CONSULTATIONS: Additional Representations.

	A letter of support has been received from the Occupational Therapist who treats the applicants family member, the letter of support can be summarised as follows:

· Will allow family member to retain a degree of independence. Whilst still receiving the essential family support.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 – Development Control.

Policy H9 – Extended family accommodation.

Policy H10 – Residential Extnesions.

SPG Extensions and Alterations to Dwellings.

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:

	Planning permission is sought for the conversion and extension of an existing detached garage at High Royd, Cunliffe Lane to form a detached annex with an attached single garage.

The existing garage measures 5.6m x 6.2m and is sited approximately 4m to the East of the main dwelling. The land to the North of the existing garage is utilised as a driveway and parking area.

The proposed development would see the existing garage extended to 8.3m x 6.2m. The building will be then subdivided to provide a single garage and annexed living accommodation. The overall height of the structure would remain unchanged at 2.9m. The development is to be rendered whilst the garage extension is to be finished with timber weatherboarding. 

The key considerations in the determination of this application are; the impact the development will have upon the character and setting of the existing dwelling and the wider built environment; and in addition to this, the impact, if any, the development will have upon the residential amenity of the area. 

Having regard to the impact the development will have upon the character and setting of the existing dwelling and the wider built environment. I do not anticipate the development will have any significant impact in this respect. This is because the proposed development utilises an existing structure and the proposed enlargement of that structure is minor. The buildings relationship to the existing will remain unchanged.

Having regard to the impact the development may have upon the residential amenity of the area; the existing dwelling is situated within its own substantial plot that is bounded by mature trees and vegetation. As such any immediate neighbours would be well protected from the development. I therefore do not feel that the proposed development will have any adverse impact upon the residential amenity of the area. 

The proposed development is intended to be used as annex accommodation to the main dwelling and would be occupied by a dependant relative of the applicant. Such a use would not present any objections, as the development would remain ancillary to the main dwelling. I do however propose the use of an occupancy condition that ties the use of the annex to the main dwelling. This would ensure that the annex remains ancillary to the main dwelling and does not become a wholly independent dwelling.

The Parish Council have raised a series of concerns to the proposed development which have been outlined above. Having visited the site there was no apparent indication that the existing dwelling is being used as semi commercial premises.

The concerns raised regarding parking provision have been relayed to the County Surveyor (Highways) however he is still satisfied with his original comments. When I visited the site there did not appear to be any undue issues with parking. At the time of my visit there was a vehicle that was parked on the highway, however given its position it was unclear whether this vehicle was visiting the application site or a neighbouring property. Therefore whilst concerns have been raised with regard to parking provision and the amount of vehicles visiting the site there did not appear to be any substantive evidence of this during my site visit; nor are the Local Highway Authority aware of any such concerns being raised with them prior to this application being lodged.

Having considered the submitted details and the concerns raised; I do not see any substantive objections to the granting of this consent. 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 consent is granted.


DATE INSPECTED: 02/08/13














