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	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Conversion of garage to living space.

	Site Address/Location:
	1 Cornmill Court, Waddington. BB7 3HB

	

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council consulted on 23/6/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council Highways have no objections.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/1993/0807:
Erection of 3 no. town houses and provision of parking spaces (Withdrawn)

3/2005/0217:
Construction of 3 townhouses with integral garages, 8 no. apartments with 11 car parking spaces and 5 no. individual garages (Approved)

3/2009/0508:
Alteration to Section 106 Agreement – change approval for property to be let on a general needs social rent basis (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a terraced property in Waddington. The property consists of white render with stone, slate roof tiles and white UPVC windows. The surrounding area is residential and comprises a mixture of terraced and semi-detached properties.


	Proposed Development for which consent is sought:

Consent is sought for the conversion of the property’s garage into a habitable space and surface alterations to the property’s existing front driveway.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:

The proposal includes the addition of a window to the property’s front South-east elevation which would replace the property’s existing garage door and form part of the proposed habitable space. The window would allow views into the property’s front driveway and towards the block of garages attached to Cornmill Court. Given that both of these areas are already viewable within the public realm it is not considered that the proposed window would allow any new opportunities for overlooking into private areas.

The proposed garage conversion does not involve any outward projection or extension to the existing property therefore it is not anticipated that the proposed works would result in any loss of natural light or outlook to the adjoined neighbouring residents at No. 2 Cornmill Court.


	Visual Amenity:

The external element of the proposal would include the addition of a white UPVC window which would be enclosed by natural stone surrounds which in turn would match the materials and design of the property’s existing windows. The remainder of the newly formed elevation in place of the garage door would consist of white render which would be in keeping with the external features of the property’s existing front South-east elevation.

Accordingly, it is considered that the proposed works would integrate well with the existing external features of the main property without any undue impact upon visual amenity. The remainder of the proposed works would be internal and such this aspect of the proposal would have no discernible visual impact.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways responded to the proposal with a request for an amended site plan showing off-street parking provision. The applicant has since provided an amended site plan showing off-street parking spaces with dimensions and has confirmed that the property contains 3 bedrooms. LCC Highways have subsequently reviewed the amended plan and have no objections to the proposed works. 
It should be noted that a condition was added to the approval of planning application 3/2005/0217 which states that: “The proposed garage and parking spaces shall not he used for any purpose which would preclude its use for the parking of a private motor vehicle”. 

The above condition was added in the interests of retaining sufficient off-street vehicle parking for the properties on Cornmill Court however in this instance the proposed works are considered to take precedence over the original planning consent in as much that the applicant has successfully demonstrated sufficient off-street parking for two vehicles at the proposal site in line with the requirements of LCC Highways regulations. Accordingly, it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed works would not lead to any loss of privacy, natural light or outlook for any neighbouring residents.

The external alterations to the property’s front elevation would be visible from within the public realm however it is not considered that this aspect of the proposal would have any undue impact upon visual amenity.

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 permission be granted.
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