	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2018/0089
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	08/02/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed garage conversion into granny annex, kitchen and dining room.

	Site Address/Location:
	Cobstones,Manor Road, Copster Green,BB1 9EP

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	 No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations



	Relevant Planning History:

88/0479

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is a detached stone built cottage which is set back from the existing access off Manor Road. The site was formerly built as two cottages but is currently a single dwelling with an attached garage accessed from the driveway with parking to the side.

	Proposed Development for which consent is sought:

The proposal seeks consent for the conversion of the attached garage into a granny annex. This includes alterations to the existing openings. The existing garage door opening will provide two windows with the remainder in-filled with stone to match existing. The rear existing window cill will be lowered to accommodate a new glazed door. A rear porch is also proposed. The existing loft and ceiling height will not be altered.


	Impact Upon Residential Amenity:

 There will be limited impact on the residential amenity as the side elevation that can be seen from the nearest property proposes no external alterations. The glazed door to the rear will only allow the property to view its own amenity area. 

	Visual Amenity/External Appearance:

The works to the front of the property include blocking up the garage door to replace with two windows; I consider that this will not have a negative impact on the visual amenity as the materials proposed match the existing property. The property has an existing parking area to the side of the garage therefore losing this garage space will not encourage on street parking.

	Other Matters:

The County Council highways department suggested conditions however a number of these conditions are not directly relevant to the nature of the consent sought.

	Observations/Consideration of Matters Raised/Conclusion:

The development would be considered permitted development however the applicant has sought planning permission therefore with all matters considered I make the following recommendation.


	RECOMMENDATION:
	That planning consent be granted.


