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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion of the existing integral garage to home office and external alterations. 

	Site Address/Location:
	15 Nethertown Close Whalley BB7 9SF

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2014/0088 – Non-Material Amendment – Plot 4 – relocation of window in the study to the gable.  Plot 2 – attach the original approved detached garage to the gable – Approved. 

3/2013/0004 - Full application for the erection of 4 dwellings (alternative scheme to that approved under reference 3/2009/0807) – Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached dwelling within the defined settlement boundary of Whalley. The dwelling is sited on a relatively new development which comprises a small number of residential dwellings similar in appearance to the application property. 


	Proposed Development for which consent is sought:

Consent is sought for the conversion of the garage to accommodate a home office and utility room. The proposal consists of the removal of the garage door to be replaced with a standard window opening. It also includes the alteration of a window opening on the principal elevation to accommodate French doors and the switching of position of the French doors and window on the rear elevation. There are various internal alterations on the application including the conversion of one of the bedrooms to an ensuite, making the dwelling 3 bed rather than 4.  


	Impact Upon Residential Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that all development must
· Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
· Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings
· Not adversely affect the amenities of the surrounding area. 
· Provide adequate day lighting and privacy distances.

The proposed alteration to the existing garage structure is modest and does not result in any new built form, as such there is no concern in regard to loss of light or overbearing impact. The proposed development consists of the alteration of the existing window opening on the principal elevation to accommodate new French doors. Given these doors will replace an existing window opening and there are no neighbouring properties immediately opposite the application dwelling, no significant adverse impact is expected in respect of loss of privacy that would warrant refusal.
 

	Visual Amenity/External Appearance:

The application dwelling is positioned on a cul-de-sac and as such is not readily visible from the main road providing access to Nethertown known as Mitton Road. Overall, the scale of the proposed alterations is modest, and not considered out of character for the area. The materials proposed are in keeping with the area and will integrate sufficiently into the street scene. Given the relatively well screened location and modest nature of the proposal, no adverse impact on visual amenity is expected as a result. 


	Highways and Parking:

Condition 4 on planning permission 3/2013/0004 sought to restrict the use of the garage as follows:

Prior to first occupation of any of the dwelling hereby permitted, their respective driveways, parking spaces and garages shall have been provided in accordance with the details shown on drawing number WHA/01 Dwg 04C. Thereafter the facilities shall be retained permanently available for their designated purpose to the satisfaction of the local panning authority. 

REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy 2008-2028 – A Local Plan for Ribble Valley Regulation 22 Submission

LCC Highways were consulted in relation to the proposal and raise no objection given the development will not adversely impact highway safety or amenity. It would appear that part of the garage has already been partition and used as a utility room contrary to the condition The proposed internal works at the dwelling will result in the loss of a bedroom, the existing driveway can provide 2 parking spaces which is considered appropriate for the proposed 3 bedrooms. As such, the loss of the garage as a parking space raises no concerns. 


	Landscape/Ecology:

No ecological constraints identified. 


	Other Matters: 

The application also includes the installation of a log burner with associated flue on the gable elevation of the dwelling. Given this flue does not exceed the highest part of the roof by more than 1m, it falls under the realm of permitted development. 


	Observations/Consideration of Matters Raised/Conclusion:

Given the modest scale of the proposal, no adverse impact on visual or residential amenity is expected. As such, 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.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




