
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0628

	Site:
	14 Queensway, Waddington, BB7 3HL

	Development Proposed:
	Demolition of outbuilding, new two storey side extension and porch.

	Target:
	28th September 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objections

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The applicant is advised to provide details to park three vehicles without causing an obstruction to adjacent properties. The parking bays to be minimum of 2.4 x 5m and a clear pedestrian access of 900mm is required to access the front door. As part of any off-road parking provision the applicant would need to provide a vehicle access within the existing adopted highway and these works to be carried out under a section 184 agreement with Lancashire County Council.

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT PLANNING HISTORY:

	3/2010/0796 - Demolition of the existing single storey side outbuilding and proposed erection of a two-storey side extension - Approved

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
Policy DME3 – Site and Species Protection and Conservation
National Planning Policy Framework

Section 7 – Requiring Good Design

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application seeks consent for the demolition of an existing outbuilding and erection of a two storey side extension and porch at 14 Queensway, Waddington. The application dwelling is two storey semi-detached property located within the settlement of Waddington. It is separated from the neighbouring property, no.15 Queensway, by associated driveways/outbuildings and houses in the immediate area are of a uniform design. It is noted that a number of dwellings in the vicinity have had two storey side extensions and that a two storey side extension has been previously approved at the application property but was not implemented.
The proposed development would be prominent in the street scene and would be a prominent feature in the context of the rear gardens of the immediate properties in the area. The side extension would extend from the north west side of the property and would measure around 3.2m x 6.7m and would have a height of 7.6m. The proposed porch would measure 2m x 3m and would have a dual-pitched roof with a height of 3.3m.

The two storey side extension would be set back from the front elevation of the main property by 0.6m and set down from the main ridge by 0.2 to ensure a level of subservience. It would be constructed in materials to match the host dwelling and window openings would match existing in terms of proportions and style. As such, it is considered that it would not result in any harm to the appearance of the dwelling or streetscene. The proposed porch would project 1.5m from the front elevation of the property and would be similar to what could be built under permitted development rights. Taking into account this fallback position, there is no objection to the porch extension.
With regards to the potential impact on adjacent neighbours, there would be no windows on the two storey side extension facing no.15 Queensway and there are no habitable room windows on the side elevation of no.15 Queensway facing the proposed development. The proposed side extension would accord with BRE guidelines and windows would not provide direct views of the private amenity space of neighbours. The porch would not have any impact on neighbouring occupiers. As such, it is considered that the proposals would not result in any unacceptable harm to the amenities of neighbours through loss of light, outlook or privacy.
The proposals would result in an additional bedroom at the application property and would reduce the area of parking to the front of the property. A four bedroom property requires off-street parking provision for three vehicles. The applicant has provided a site plan showing 3.no parking bays which would require surfacing of the front garden. Generally this is considered inappropriate and harmful to the visual appearance of the area particularly in an area where front gardens tend to be enclosed and boundaries delineated by fencing or hedges. As such, further details of bin storage and parking arrangement/landscaping to the front of the property would be required to ensure an appropriate visual appearance.
A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats.
In conclusion, the proposed development will not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. The proposal will not have an unacceptable impact on highway safety. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








