	[bookmark: _GoBack]Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	

	Application Ref:
	3/2021/0018
	[image: ]
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	04/02/2021
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey extension, internal alterations and garage conversion to include a new window.

	Site Address/Location:
	38 The Hazels, Wilpshire, BB1 9HZ 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	

	No objections but recommended a condition. 

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG5 – Residential and curtilage extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling located within Wilpshire. The application site benefits from a driveway to the side and attached garage. The application property still benefits from its permitted development rights.


	Proposed Development for which consent is sought:

Consent is sought to convert the garage to provide additional living space and to extend the south east corner of the existing garage to provide a larger bedroom within this living space.  The extension will project southwards by 2m and will extend beyond the rear wall of the dwelling by 4.7m. The extension will have a sloping roof matching the height of the existing garage. To the front of the garage it is proposed to remove the garage doors and partially infill the opening and a window will be inserted. To the north elevation of the garage an obscurely glazed window is proposed. To the rear of the garage a set of bifold doors are proposed.

	Impact Upon Residential Amenity:

 The proposed extension is sited to the south east corner of the existing garage. Due to the minimal footprint to be created by the development and the separation distances between the development site and the neighbouring dwelling it is considered that the development will have negligible impact on these neighbours.  

The conversion of garage involves the insertion of a window on the north elevation that will face no 37 The Hazels. This window will serve an ensuite and as a result will be obscurely glazed. Therefore, this window would not result in the loss of privacy to the front garden area of the dwelling.


	Visual Amenity/External Appearance:

The proposed extension is sited to the rear of the dwelling and will therefore not be visible from the adjacent highway and as such will have minimal impact on the visual amenity of the area. The extension proposes a minimal footprint increase and is proposed to match the existing garage in roof height and constructed in matching materials to the main dwelling. Therefore, it is considered that will remain subservient to the main dwelling. 

The proposed works to the garage  are considered to have limited impact on the visual amenity of the area as the window proposed is of a similar proportion to those found on the main dwelling and will be matching in materials as such the development would remain in keeping with the application property and wider area. 


	Highways:

The application proposes to create a 3 bedroomed dwelling with 2 parking spaces being accommodated for within the curtilage of the dwelling.  LCC highways have no objection to the development but have recommended a condition requiring that the parking facilities to be retained shall include the provision of an electrical supply suitable for charging an electric motor vehicle. 

	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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