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	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Proposed garage conversion with single storey rear extension to turn into an annex.

	Site Address/Location:
	16 Somerset Avenue, Wilpshire. BB1 9JD

	

	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council:
	Objection raised on the grounds of the development overlooking neighbouring properties. Notwithstanding this, the objection raised appears to relate to a rear balcony area which is an existing feature at the application site.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways: 
	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:

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two storey property in Wilpshire. The property consists of brick with pebble dashed render, slate roof tiles and UPVC doors and windows. The proposal site is situated within a residential area comprised of numerous semi-detached properties within the central area of Wilpshire.


	Proposed Development for which consent is sought:

Consent is sought for the internal conversion of the property’s existing garage and the demolition of an adjoining store building to be replaced with a single storey lean-to extension in order to form annex accommodation.


	Principle of development:

Policy DMH5 of the Ribble Valley Core Strategy allows for the provision of ancillary accommodation subject to the following criteria:

1. ‘The development must be capable of integration into the main dwelling or a use that is ancillary to the use of the main dwelling housing when circumstances change’.

2. The extension should generally speaking provide only a modest level of accommodation.

In this instance, the provision of ancillary accommodation would be minimal with just one en-suite bedroom, a kitchen and a lounge area proposed therefore the annex would only provide a modest level of accommodation. In addition, the proposed development would primarily involve the internal conversion of an existing garage therefore the garage and its smaller lean-to addition could easily be reverted back to facilitate uses incidental to the main dwellinghouse if required in the future.

Consequently, the proposed development would be in accordance with Policy DMH5 and is therefore considered to be acceptable in principle, subject to further assessment of additional material planning considerations.


	Residential Amenity:

The kitchen window and patio doors and window forming the lounge element of the annex would solely provide views into the property’s rear garden therefore the proposed development would not compromise the privacy of any neighbouring residents. The proposed lean-to extension element of the annex would be sited directly adjacent to a neighbouring detached garage of similar height which would screen the South-western side elevation of the extension from the rear elevation of No. 18 Somerset Avenue. Accordingly, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

The lean-to extension element of the proposed annex would replace an existing store room and would be similar to the existing store in terms of its footprint and cubic volume with its roof pitch set below the flat roof of the existing garage to be converted. The extension would be detailed in brick with white UPVC doors and windows which would match the external appearance and features of the host property. The two new window openings on the North-eastern side elevation of the garage would also comprise a white UPVC design. As such, the lean-to extension element of the annex would read as a subservient addition to the larger garage structure and would merge well with the external appearance of the host property without causing any harm to the visual amenities of the area.


	Ecology: 

A bat survey carried out at the application property on 1/2/23 found no evidence of any bat related activity. 


	Highways: 

LCC Highways have reviewed the proposal and have no issues with the proposed development therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents or visual amenities of the area.

In addition, the proposal would be compliant with Policy DMH5 of the Core strategy in as much that the proposed annex conversion would provide a modest level of accommodation with the building in question being capable of supporting uses incidental to the main property in the event of changes to future living arrangements.

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 subject to the imposition of conditions.
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