
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0796

	Site:
	46 Knowsley Road, Wilpshire, BB1 9PN

	Development Proposed:
	Demolition of existing rear extension and replacement with single storey extension to side and rear.

	Target:
	27th November 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	One letter of objection has been received relating to the following:
· The application states that no hedges or trees will be pruned – this work has already taken place.
· The application states that no car parking arrangements will be affected but the garage would be changed into utility, WC and store thus reducing parking capacity.

· The proposals may contravene covenants or easements.

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

Section 7 – Requiring Good Design

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

	This application relates to the demolition of an existing rear extension and replacement with a flat roof single storey extension at 46 Knowsley Road, Wilpshire. The dwelling which is the subject of this application lies within the settlement of Wilpshire and is a semi-detached two storey property with a low level brick band with pebbledash render above. The dwelling has a small rear garden with a length of around 8m which backs onto the rear gardens of nos.37 and 38 Woodcrest and has a driveway and attached flat roof garage on the south (side) elevation.
It is proposed to demolish the existing additions to the rear of the dwellinghouse and garage and erect an ‘L’ shaped extension which would project rearwards of the garage by approximately 4m with a height of 2.8m. This would wrap around the rear of the dwelling with a projection of 2.2m beyond the rear wall of the original property and would extend up to the boundary line with the adjoining neighbour, no.48 Knowsley Road. The extension would be faced with materials similar to those used in the main building and would not be prominent in the street scene due to its location to the rear. There would be patio doors opening onto the rear garden and the extension would have roof lights and overhanging eaves detail. In determining this application it is important to consider the design of the extension and its effect on the visual appearance of the dwelling and the surrounding area and it impact of the residential amenity of neighbouring occupiers.
With regards its design, the proposed extension would be submissive to the main dwelling and would not be visible from the highway. The property has a small rear garden and whilst the proposed development would result in some loss of privacy amenity space to the rear it is not considered that this would result in overdevelopment of the plot. The proposed extension would accord with the design principles of Policy DMG1. Within the rear garden it is proposed to erect a dwarf wall to enclose a patio area. This does not raise any concerns.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, there is currently nothing in place to delineate the boundary between the application dwelling and the adjoining property. The proposed extension would be located in close proximity to the ground floor habitable windows of this property. However, due to its projection of only 2.5m (including eaves overhang) it is not considered that this would result in an unacceptable loss of light or outlook from this window. Moreover, there are no windows proposed on the side elevation facing this neighbouring property. The nearest dwelling to the south is no.44 Knowsley Road, a detached property located at a distance of around 4.25m from the proposals. The proposed single storey side and rear extension would accord with BRE in relation to this dwelling.
To the rear the nearest dwellings are located at a distance of around 24m. Conifer trees form the rear boundary of the site however, it is noted that considerable pruning had taken place to the extent that the conifers no longer form an effective screen between the application dwelling and no.37 and 38 Woodcrest. However, the trees belong to the neighbours to the rear and the applicant intends to erect a 1000mm high close boarded fence along the rear boundary. In response to the neighbours objection, legal covenants and easements are private matters and are not considered to be material planning considerations. 
In conclusion, it is considered that the proposed development would not result in harm to the appearance of the existing building and the surrounding area nor would it result in harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Conditional Planning Permission


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








