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	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion of integral garage to habitable rooms and insertion of new door and windows. 

	Site Address/Location:
	3 Peel Park Avenue, Clitheroe BB7 1EU. 

		

	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:

No recent planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached dwelling in Clitheroe. The surrounding area is predominately residential being typified of similar semi-detached dwellings. The application site itself is not on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the conversion of the existing garage structure to comprise a home office, extended kitchen, utility room and shower room. Externally, the existing personnel door and garage door will be removed and replaced with one singular window opening. A new side entrance will be created in the place of one of the existing side window openings.  

The plans also demonstrate that the dwelling and garage will be faced in new render and the windows replaced with white uPVC throughout. 


	Impact Upon Residential Amenity:

The proposed development does not result in the introduction of any new built form, consequently there is no potential of any overbearing impact of loss of light. In respect of window openings, there is one new window proposed on the principal elevation of the dwelling, to replace the existing garage door. As a result of the existing orientation of the application dwelling, the new window opening will not directly face any neighbouring property and therefore raises no concern in respect of loss of privacy. 


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy states that developemnt must 

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. 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. 
3. 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, including impact on landscape character, as well as the effects of development on existing amenities.
 
The proposed external alterations to the existing garage structure are modest. The removal of the existing garage door and replacement with a modest window opening is not considered to significantly alter the overall visual appearance of the dwelling that it would be of detriment to the amenities of the area. 

The proposed plans also demonstrate that the property will be faced in new k render to the elevations and the windows will be replaced with white uPVC. These alterations would not necessarily require planning consent, nonetheless, the choice of materials is deemed appropriate to the area and the dwelling will continue to integrate sufficiently not the street scene. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection as an adequate level of off-road parking for the type and size of development will be retained. The highway authority is of the opinion that the proposal should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site.


	Landscape/Ecology:

No ecological constraints identified. 


	Observations/Consideration of Matters Raised/Conclusion:

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.
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