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	Date Inspected:
	10/01/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed extension of a single storey wrap around side and rear extension. Construction of two dormer roof windows as part of the loft conversion. Conversion of a detached garage to granny annexe.

	Site Address/Location:
	Field View Ribblesdale Avenue Clitheroe BB7 2HZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of this development.

	

	CONSULTATIONS: 
	Highways/ Water Authority/ Other Bodies

	LCC Highways:
	

	No representations have been received in respect of the proposed development subject to recommended conditions.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME1 – Protecting Trees & Woodland

Policy DMH5- Residential Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

No relevant planning history.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is a detached dwelling located in a suburban area towards the north of Clitheroe. The surrounding area consists of similarly sized detached dwellings.

	Proposed Development for which consent is sought:

The proposal seeks consent for a single storey wrap around rear and side extension measuring approximately 10m by 6m with an eaves height of approximately 3m and a ridge height of approximately 5m. 
After negotiations it was agreed to remove the proposed dormer windows and replace them with Velux windows on the main plane of the roofs north east elevation.

In addition the proposal also seeks consent for the conversion of the garage to a granny annex. The proposal replaces the existing garage doors with Bi-fold glass doors there are no other additional alterations in terms of new windows and doors, and will instead utilise the existing windows and door.

	Principle of Development:

The converted garage to annex will be incidental to the main dwellinghouse and will be used as ancillary accommodation for family members as confirmed in an email dated (11/01/2018). Should consent be granted a condition will be attached to the planning permission preventing the annexe being used as a separate habitable unit. The division of the dwelling into separately occupied units could be injurious to the amenities of neighbouring or future occupiers, the character of the area or result in harm to the development strategy for the borough and the creation of a new separate dwelling in this location would require further consideration by the Local Planning Authority in accordance with Policies DS1, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy.

	Impact Upon Residential Amenity:

 The single storey extension to the side and rear should have no significant impact on the residential amenity of any nearby residential dwellings. The proposed extension is on the opposite side to the neighbour Cross Fells and so should not result in an impact on this property’s residential amenity. The property 2 Hippings Way lies over 30m from the application property as well as being over a highway and so should not be adversely affected by the proposed single storey extension.
The proposed Velux windows lie on the north east roof plain. I do not consider the proposed Velux windows to have a material impact upon neighbouring residential amenities.
I do not consider the proposed annex to cause any significant harm to the residential amenity of the neighbouring properties; given that no substantial alterations are occurring to the existing garage that would impact any neighbouring property. The proposed annex lies within the residential curtilage of the property and would share an acceptable relationship with the main dwellinghouse.

	Visual Amenity/External Appearance:

The proposed single storey extension should have no adverse impact on the visual amenity of the area. The extension will remain subservient in appearance to the host dwelling and will be of a high standard of design sympathetic to the surrounding dwellings. 
The conversion of the garage to granny annex will not result in any major alterations to the appearance of the garage, the main alteration being the replacement of the garage door with bi-folding glass doors; as such I consider this to not significantly negatively impact the visual amenity of the area.

	Ecology:

The application is accompanied by a bat survey which concluded “It is not necessary to carry out an emergency survey nor is there a requirement for a mitigation scheme.” 

	Landscape:

The Arbicultural impact assessment provided with the application has identified a third party hedge that will require a root protection scheme to be implemented during construction.

	Other Matters:

Highways raised a concern about the number of parking spaces available once the garage has been converted into the ‘granny annex’. Plans have been supplied detailing the conversion of current patio space to a parking space at the rear of the property. I consider that with the application of this plan there will be sufficient space for the parking of three cars and adequate area in which to turn. 

	Observations/Consideration of Matters Raised/Conclusion:

With all the above taken into consideration I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


