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	20/01/2021
	

	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVE

	

	Development Description:
	Conversion of garage to habitable room, insertion of new window opening and extension of driveway to form additional parking

	Site Address/Location:
	Plot 27 24 Poplar Way Barrow Clitheroe BB7 9ZN

	

	CONSULTATIONS: 
	Parish/Town Council

	Barrow – No objections or comments

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	None received

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport and Mobility 


	Relevant Planning History:
2012/0630- outline application for 504 dwellings
2017/0064 – reserved matters application for 183 dwellings. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The property is a new build detached dwelling located on Poplar Way within the Barrowlands development off Whalley Road. 

	Proposed Development for which consent is sought:
The application seeks consent to insert an additional window in the side elevation and insert a dividing wall splitting the garage approximately into 1/3 and 2/3; the garage door will be retained and the area behind it will still be available for storage. The rear portion will be a habitable room with access directly into the kitchen. 

The hardstanding to the front of the dwelling will be extended to form an additional parking space adjacent to plot 28 and the existing walkway will be extended adjacent to plot 26.

 Permitted development rights were removed by condition 10 of planning approval 2017/0064 to prevent garages from being converted without the consent of the LPA. 
“Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any Order revoking, amending or re-enacting that Order), all garages hereby permitted shall be maintained as such and shall not be converted to or used as additional living accommodation that would preclude its ability to accommodate parked motor vehicles unless a further planning permission has first been granted in respect thereof.

Reason: To allow for the effective use of the parking areas in accordance with Policy DMG3 of the Ribble Valley Core Strategy. “

This was to ensure that they were kept available for parking so that each dwelling has adequate off-street parking provision. It should be noted however that no conditions were imposed to prevent additional hard standings being formed. 


	Principle of Development:
Subject to an assessment of the material planning considerations, alterations to a dwelling house are considered acceptable in principle. 

	Residential Amenity:
In terms of residential amenity, the new side facing window at ground floor level will be adjacent to an existing window. As it is at ground floor and will look on to the blank side elevation side of the adjacent dwelling, which is the same house type, there will be no greater impact on the neighbouring property than the existing situation. 

The additional hard standings will be within the confines of the residential curtilage and it is not considered that they will have a detrimental impact on residential amenity. 

	Visual Amenity:
The new window in the side elevation will match the existing in terms of proportions and materials and it is not considered that it would detract from the appearance of the dwelling or the surrounding area. 

With regard to the additional hard standings, this is not desirable in terms of visual amenity as it will remove the green buffer to the development. However as aforementioned hard standings may be able to be installed without planning permission subject to conditions to ensure that it is properly drained and this fall back position is a material consideration. 

There is grass verge between the opposite edge of the cul-de-sac and Whalley Road which does provide a buffer to the development in longer distance views. 

	Highways:
The purpose of the condition was to ensure that each dwelling had sufficient off-street parking in the interests of highway safety. For this house type 3 spaces would be required. The submitted plans demonstrate that the area is wide enough to create an additional parking space and walkway within the curtilage of the property. Therefore, there are no envisaged highway safety implications providing that the parking is provided before garage is no longer available for parking.  

	Observations/Consideration of Matters Raised/Conclusion:
The proposal is acceptable in terms of the material planning considerations and relevant core strategy policies and therefore it is recommended accordingly. 

	RECOMMENDATION:
	That planning approval is granted. 
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