
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0359

	Site:
	The Croft, 55 Whalley Road, Wilpshire BB1 9LQ

	Development Proposed:
	Add covered car port to front of existing garage, relocate solar panels to south facing roof slope of garage. Erect garden office on raised patio.

	Target:
	17th June 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds but I would request that in the interests of highway safety a suitable condition be placed on the proposed office building such that the use of the office remains ancillary to the main dwelling.

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design

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

	This application relates to the erection of a covered car port to the front of the existing garage, relocation of solar PV panels to the south facing roof slope of the garage and the erection of a garden office at The Croft, 55 Whalley Road, Wilpshire. The application property is a large semi-detached dwelling with front and rear gardens. There is a detached garage set behind the rear wall of the house on the south side and the application dwelling is separated from no.53 Whalley Road by associated driveways. The parent dwelling and garage are faced with red brick and cream coloured render, rosemary tiles and timber effect UPVC window frames and doors. In determining the application it is important to consider the design of the development and its effect on the amenities of neighbours. 
The proposed carport would extend from the front of the existing garage by 4.1m. It would have a dual-pitched roof with a height of 3.7m and would continue the roof profile of the garage. It would be faced with metrolite roof tiles, a lightweight steel tile, and solar panels would be positioned on the south facing roofslope. Whilst the garage would be extended forwards it would still be positioned behind the rear wall of the main dwelling. The proposed garden office would be located in the north west corner of the rear garden on an existing raised patio area. It would measure 2.6m x 4m and would have a mono-pitched roof with a maximum height of 2.6m. To the north it would abut the existing 2.8m high boundary wall. The office building would be faced with timber cladding with a metrotile roof. The existing patio would be raised slightly and finished in natural stone.
It is considered that the scale of the proposed development would appear wholly subservient to the main building. The proposals would not be prominent in the street scene due to their location to the rear of the application property. The carport extension would be commensurate in scale to the existing garage building and the use of metrolite roof tiles in a colour to match tiles on the existing garage roof is considered acceptable. Fitting and reconfiguration of solar panels of the south facing roof slope of the garage building presents no design concerns. With regards the garden office building, its scale is considered acceptable. Whilst the use of timber cladding is not in keeping with the appearance of the host dwelling, the proposed building would be to the rear of The Croft and would not be visible in the public realm. Therefore, it would not be detrimental to the visual appearance of the application property or the surrounding area. Should consent be granted, the use of the garden office will be restricted for purposes incidental to the enjoyment of the dwellinghouse via condition in order to protect the residential amenities of neighbours.
In terms of the impact on the amenity of neighbouring properties, the proposed office building would be obscured from the neighbours at 1A Somerset Avenue and 57 Whalley Road by the common boundary wall. Furthermore, whilst the building would have windows on the south side facing the rear garden of no.53 Whalley Road views would be obscured by the garage building. As such, the proposed garden office would not result in harm to residential amenities of these neighbouring occupiers through loss of outlook, privacy or light. The covered car port would be located around 0.9m from the common boundary with no.53 Whalley Road. There are ground floor windows to a habitable room on the north-facing elevation of this neighbouring dwelling and it is likely that the proposed development will reduce daylight to one of these. However, this is a secondary window and the proposed development is located to the north so is unlikely to result in the loss of direct sunlight or overshadowing. The loss of outlook from this window would be limited due the existing scale of the application property on this side.
Taking into account the above, proposed development would not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, nor would it cause any significant harm to the amenity of neighbouring residents. The proposal would not have an unacceptable impact on highway safety. It is therefore considered that the proposed development would be in accordance with policies DMG1 and DMH5 of the Ribble Valley Core Strategy. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








