
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0636

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

	Development Proposed:
	Reduce ground levels and insert windows to create basement to games room.

	Target:
	23rd September 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objections

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	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 reduction of ground levels and insertion of windows to create basement to games room 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 games room in the basement would necessitate the lowering of ground levels on the south side of the principal elevation by around 1.2m. A window opening would be introduced on the principle elevation at basement level and a double window would be inserted into the side elevation in order to provide natural light.
In terms of its design, the proposals would result in minor changes to the external appearance of the host dwelling. The proposed window openings would be timber effect UPVC to match the existing materials and the light well excavated to provide light to the front of the building would measure approximately 5m x 1.5m and would not be visible from the highway or public realm. With regards to the above, the proposed development would not result in any detrimental harm to the appearance of the building. In terms of the impact on the amenity of neighbouring properties, the proposed development would introduce windows on the side elevation facing no.53 Whalley Road to the south. There are habitable room windows of the side elevation of this neighbouring dwelling at a distance of around 7.5m. However, there is a low level hedge which provides sufficient privacy to avoid overlooking or loss of privacy.
Taking into account the above, the 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 detrimental harm to the amenity of neighbouring residents. 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  











DATE INSPECTED: 30/07/2015











Note: This report needs to be read in conjunction with the Decision Notice.








