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	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVED

	

	Development Description:
	Conversion of existing integral garage to room and construction of detached double garage to front.

	Site Address/Location:
	2 Hammond Drive Read Burnley BB12 7RE

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	


	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.


	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

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

National Planning Policy Framework
National Planning Policy Guidance

	Relevant Planning History:
3/2008/0169 – Conversion of existing double garage to kitchen and dining room with bedroom and bathroom over. New attached single garage. Approved.

3/2013/0030 - Proposed single storey extension to side (west) elevation forming garage and utility room: two storey extension to front (north) elevation forming home cinema and playroom with attached single storey oak framed carport: oak framed tiled canopy to front (north) elevation: oak framed tiled canopy to rear (south) elevation with infill balustrading and timber decking. Formation of 2 no. window openings to side (east) elevation. Approved.

	

	ASSESSMENT PROPOSED DEVELOPMENT: 

	Site Description and Surrounding Area:
The application property is large detached dwelling located at Hammond Drive, Read. The properties along the south side of Hammond Drive are large detached dwellings that back onto Hammond Ground. The properties are set back from the private road and the application building is faced with white render and concrete roof tiles.


	Proposed Development for which consent is sought:
The application seeks permission for the conversion of an existing internal garage to a gym and proposed the blocking up of the garage door and creation of two new windows on the principle elevation to match the style and proportions of existing windows.

A new detached double garage/workshop is proposed forwards of the principal elevation with west facing garage doors. The existing overhanging canopy would be removed and the garage would be constructed on an area that would require some excavation due to land level which slope steeply up to Hammond Drive. The proposed garage would have a hipped roof with a maximum height of 4.2 metres and would be finished in materials to match the main house.


	Design and Visual Appearance:
The proposed outbuilding would be subservient to the main dwelling. The dwellings along Hammond Drive are set back from the road and are individual in design. The erection of a new outbuilding forwards of the main façade does not raise any concerns in this particular case. The garage building would be constructed using matching materials such that it would complement the parent property.

Change of use of the existing internal garage to a gym raises no design concerns and the proposals are considered to accord with Policies DMG1 and DMH5 of the Core Strategy.


	Impact on Residential Amenity:
The dwelling to the west is 3 Hammond Drive. The existing internal garage is located at the west side of the application property. However, the only external change proposed to facilitate the change of use to a gym is replacement of the garage door on the front (north) elevation with two windows. This would not impact on the occupants on this neighbouring property.

The proposed garage building is located on the east side of the application site so would not impact occupants of 3 Hammond Drive. It is however located close to the boundary with 1 Hammond Drive to the east. However, this property is also a large detached dwelling situated in a generous curtilage and there would be no harm arising from the proposed garage building, particularly given that it would be built into the earth such that when seen from this neighbour’s garden it would not result in any loss of outlook, light or privacy.


	Highway Safety:
The Highways Officer comments that whilst the garage provided is not the same dimensions as prescribed in guidance such as Manual for Streets, the dimensions are considered to be acceptable as there is sufficient off-street parking for the dwelling.


	Conclusion:
Having regard to the above, the proposed works would be acceptable and it is recommended that consent be granted.


	RECOMMENDATION:
	That planning consent be granted.
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