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	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Proposed change of use of conservatory to commercial art studio and pottery for producing, stocking, selling online and teaching small groups (up to 4 at a time) three times per week.

	Site Address/Location:
	24 Durham Road, Wilpshire, BB1 9LR

		

	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council has concerns about parking and travel levels in a residential area.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The Local Highway Authority (LHA) originally objected to the proposal due to lack of off-street parking for the existing users of the dwelling and attendees for the classes. 

Following amendments for the classes to take place within the conservatory and the garage to be retained for parking, the LHA have removed their objection and suggest a number of conditions be added to any grant of permission including retaining 2 no. car parking spaces for attendees, removing permitted development rights for the garage to be converted, staggering class times, restricting the sale of products to online only, restricting the pottery sessions.

	RBVC Environmental Health Officer:
	The Environmental Health Officer recommends two conditions be added to any grant of permission (site preparation and construction phase control of noise/dust/fumes/vibration and construction noise deliveries.


	

	CONSULTATIONS: 
	Additional Representations.

	Three representations have been received raising the following concerns:

- parking raises serious concerns
- cannot enforce that nobody would park in front of other properties
- difficulty in manoeuvring from driveways with additional cars parked
- many residents retired and need come and go during the day
- Further 6 vehicles would hinder access and could mean not being able to use drives
- concerns regarding congestion
- concerns that business hours and numbers could change
- allowing this could set a precedent for other businesses to operate in a residential area
- the speed limits is 20mph
- concerns as to whether the deeds of property allow business to be run
- No mention is made to amount of deliveries and collections
- Volume of production concerns and increase in comings and goings
- concerns regarding car parking exceeding amount stated and number of groups exceeded 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EC1: Business and Employment Development
Key Statement DMI2: Transport Considerations

Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DMB1: Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF) 2024


	Relevant Planning History:

3/2007/1097
A wooden shed in the garden and a carport over the drive.
Approved with Conditions

3/2005/0211
Extension on the side of the bungalow, comprising of two further bedrooms including an en-suite bathroom.
Approved with Conditions

3/2004/0206
EXTENSION ON SIDE OF HOUSE COMPRISING TWO BEDROOMS AND ONE EN-SUITE, CONSERVATORY TO THE REAR AND PORCH EXTENDING FROM FRONT DOOR
Refused
Appeal allowed in part and dismissed in part

3/2001/0818
NEW GARAGE
Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow dwelling situated in the Tier 1 Village of WIlpshire. The site is predominantly residential with open countryside and playing fields located to the north and north-west of the site (designated as Green Belt). The existing bungalow has been extended previously and currently has a driveway which can accommodate up to 3 no. vehicles.


	Proposed Development for which consent is sought:

The original application was for the conversion of and the change of use of the existing domestic garage within the curtilage of the dwellinghouse to a commercial art and pottery studio for producing, stocking, selling online and teaching small groups (up to 6 at a time) three times per week. 

Following comments from the Local Highway Authority regarding concerns relating to the level of off-street parking, the application has been amended and the applicant is now proposing to retain the garage for the use of parking and change the use of the existing conservatory to a commercial art and pottery studio for producing, stocking, selling online as well as teaching. The class sizes have also now been reduced to up to 4 no. attendees at a time, three times per week rather than 6 no.

The applicant has clarified that the intend to run the sessions for two-hour long periods between 10:30 – 12:30pm and 7:15 – 9:15pm and occasional weekend sessions between 11-1pm. 


	Principle of Development:

The site is located within the Tier 1 Village of Wilpshire and would result in a new commercial business operating from a residential area. Notwithstanding the above, whilst there is no in principle objection to the operation of a commercial business in the residential area, its acceptability will be dependent on the scale and nature of the business and the impact that the business would have on residential amenity and parking. 

In terms of the sustainability of the site, it is necessary to consider the transportation methods of users of the teaching classes. Whilst the submitted covering letter states that some students are local and therefore do not travel by car, it is important to recognise the not all future users may live within walking distance of the application site. Key Statement DMI2 of the Ribble Valley Core Strategy states that:

‘New development should be located to minimise the need to travel. Also it should incorporate good access by foot and cycle and have convenient links to public transport to reduce the need for travel by private car’. 

Policy DMG3 requires considerable weight to be attached to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from the development.

Wilpshire is a Tier 1 Village which is considered to be one of the more sustainably located villages within the Borough. There is a bus stop within walking distance to Durham Road which provides a frequent bus service until Clitheroe and Blackburn. As such, it is considered that customers of the teaching classes could access the site by sustainable methods of transport in accordance with the above Policy. 


	Impact Upon Residential Amenity:

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to amenity and states that all development must:

‘1. not adversely affect the amenities of the surrounding area.
2.  provide adequate day lighting and privacy distances.
3.  have regard to public safety and secured by design principles.
4. consider air quality and mitigate adverse impacts where possible’

The proposed change of use would result in the conservatory being used as a teaching premises for pottery/art classes. The applicant has stated that this would be up to four people at a time up to three times a week. As such, there would be an increase in comings and goings from the property which may result in some noise impacts to the occupiers of surrounding properties. However, the number of visitors and frequency of classes are not considered to result in such harm to the amenity of neighbouring properties that would warrant refusal of the scheme. 

There are some concerns from the occupiers of neighbouring properties that the business hours and numbers could change. It would not be enforceable to restrict class times or the number of occupants attending the classes, however the Council consider the small-scale nature of the business to not result in any detrimental impact to amenity. Other concerns are raided regarding the number of deliveries and collections however, stock is said to be sold online and due to the scale of the business, this is not considered to result in a significant number of deliveries that would harm the amenity of neighbouring properties. The Council could impose a condition to ensure the site does not operate as a retail premises with additional comings and goings that may harm the amenity of neighbouring properties.

In addition, the Environmental Health Officer does not object to the development but does recommend conditions in relation to construction delivery hours and site preparation and construction phase control of noise/dust/fumes/vibration. Given the nature and scale of the proposed development, it is not considered that the suggested conditions are reasonable or relevant to the planning application. 

As such, it is not anticipated that the proposed development would result in any significant undue harm upon the amenity of any nearby residential properties and the development is compliant with the above parts of Policy DMG1.


	Visual Amenity/External Appearance:

The proposed change of use would not result in any external changes to the dwelling and as such, would result in no change to the visual amenity and character of the area. 


	Highways and Parking:

Ribble Valley Core Strategy Policy DMG3 states that:

‘All development proposals will be required to provide adequate car parking and servicing space in line with currently approved standards’. 

In addition, Policy DMG1 states that all development must:

‘1. consider the potential traffic and car parking implications.
2. ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated’. 

A number of concerns were raised to the original application from the occupiers of neighbouring properties regarding users of the teaching classes parking in front of driveways and the increase in on-street parking. The LHA also considered there to be an under-provision of parking as the proposal would result in the loss of the parking spaces within the garage.

The garage would now remain as parking spaces and the LHA have confirmed that they are satisfied that the two garage parking spaces, in addition to the three parking spaces in front of the garage, would be adequate. Concerns are raised from a neighbour raising concerns about if the car parking is exceeded. The level of parking required is consistent with the size of the groups. Whilst the Council cannot control how many people attend the groups, the Council and LHA are satisfied that based on the information provided, subject to a condition requiring the garage to be retained for parking, the site can provide parking for up to 5 no. vehicles which the LHA consider to be acceptable and would not result in unacceptable levels of on-street parking. The LHA have requested conditions to restrict at least two of the parking spaces for attendees and restrict the number and times of the sessions, including a 15 minute break between sessions in the interest of highway safety, however these conditions are not considered to be enforceable and the Council could not impose these conditions to a planning permission. Nonetheless, as noted previously, the Council can restrict the conversion of the garage which would retain 2 no. parking spaces with 3 no. additional driveway parking spaces which is considered to be acceptable. 

As such, taking into account the amended comments from the LHA, it is considered that the level of parking within the site is appropriate for the change of use and would not be detrimental to highway or pedestrian safety in accordance with Policy DMG1 and DMG3 of the Ribble Valley Core Strategy. 


	Landscape/Ecology:

The application form states that the development is exempt from mandatory Biodiversity Net-Gain as the current biodiversity value is zero. As this application is for the change of use of a garage only, it is agreed that the development is ‘de minimis’ and there is no requirement to provide a 10% Biodiversity Net-Gain.  


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and 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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