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	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion of the detached garage to living accommodation.

	Site Address/Location:
	26 Oakdale Drive Whalley BB7 9FW

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

23/0091: Certificate of Lawfulness for a proposed dormer loft conversion (permission not required).

10/0274: Erection of 39 dwellings comprising a mixture of two to five bedroom houses without compliance with condition no.10 attached to planning permission 3/2008/0826P (approved with conditions). 

08/0826: Erection of 39no. dwellings comprising a mix of 2 - 5 bedroom houses (approved with conditions).


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached dwelling within the defined settlement boundary of Whalley. The surrounding area is residential and is comprised of numerous other detached dwellings. 


	Proposed Development for which consent is sought:

Consent is sought for the conversion of the existing detached garage into living accommodation. The proposal does not seek to alter the existing principal elevation of the garage as the front 1.5m section will remain available for storage and shall be accessed via the existing garage doors. The existing uPVC door to the North elevation shall be replaced with bi-folding doors.  


	Impact Upon Residential Amenity:

The only alteration to the existing garage, that could be considered to have an impact on residential amenity, is the proposed bi-folding doors in replacement of the existing door. Given that the bi-folding doors would face the rear garden of the host dwelling where there is sufficient screening along the adjoining shared boundary with No.28 Oakdale Drive due to the existing fence and hedgerow, it is not considered that there would be any undue impact on residential amenity. 


	Visual Amenity/External Appearance:

Given that the proposal does not seek to make any major alterations to the existing garage building, it is not considered that there will be any adverse impact on the visual amenities of the area. The proposed bi-folding doors would only be visible from the rear garden of the application dwelling and are out of site from public realm. 


	Highways/Parking: 

LCC Highways have raised no objections to the proposal given that the existing garage does not comply with the LHAs guidance given that the dimensions fall short of the required size for a parking space. The site will continue to provide two parking spaces which is considered sufficient for the 4 bedroomed dwelling. 


	Landscape/Ecology:

No ecological constraints have been identified resultant of the proposal. 


	Other Matters:

The proposed conversion of the garage does not constitute a change of use in as much that the sole use of the property remains residential. It is noted that the below condition was enforced within the original planning consent for the erection of the dwelling (3/2010/0274).

The proposed garages shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.

REASON: In the interest of visual amenity and to facilitate adequate vehicle parking facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

Given that the parking provisions at the dwelling are sufficient without the use of the garage, and that the garage does not meet the current LHA guidelines for parking a vehicle within the garage, the proposal is considered acceptable.  


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, the application is recommended for approval.


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