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	Date Inspected:
	N/A
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey extension to side.

	Site Address/Location:
	15 Queensway Waddington BB7 3HL

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application proposes the erection of a single storey side extension at 15 Queensway, Waddington. The application dwelling is a semi-detached two storey property located within the settlement of Waddington. The surrounding area is characterised by semi-detached properties and there is a level of homogeneity in the area that contributes to the visual appearance of the streetscene. The application dwelling is separated from the neighbouring dwelling by associated driveways and existing single storey elements.
It is proposed to demolish the existing single storey lean-to kitchen on the south-east side elevation and erect a replacement extension with a dual-pitched roof. The proposed single storey side extension would project from the side elevation of the host dwelling by 3.2m and would have an eaves height of 2.7m and a ridge height of 4.8m. The proposed extension would be carried out in materials which match those of the existing dwelling.

	Observations/Consideration of Matters Raised/Conclusion:
As a general rule any extension should be subordinate to the original house. Policy DMG1 of the Core Strategy states that development should 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. In this case the proposed extension is a clearly subservient addition to the main dwelling and would blend into the streetscene through the use of matching materials. It is noted that consent has been granted for a two storey side extension at the neighbouring dwelling, no.14 Queensway, and development of both proposals would result in a reduction of the visual gap between the properties. Gaps between buildings contribute greatly to the quality and appearance of the street and care must be taken to ensure that this character is not eroded. In order to overcome this, extensions should be set back and a gap left between the adjacent properties. In this case, the proposed extension is single storey and therefore the visual gap between nos. 14 and 15 would not be completely lost. 
With regards to the potential impact on adjacent neighbours, there would be no windows on the side elevation of the proposed single storey side extension facing no.14 Queensway nor would there be any windows on the approved two storey side extension at 14 Queensway facing the application dwelling. The proposed side extension would accord with BRE guidelines and windows would not provide direct views of the private amenity space of neighbours. 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 not result in any additional bedrooms at the application property nor would it result in the reduction of parking space to the front of the dwelling. As such, it is considered that the proposals would not result in any harm to highways safety or additional on-street parking. There would be no access to the rear of the property and in these circumstances the LPA would usually request details of bin storage arrangements. However, no external access to the rear garden is provided at present and bins are currently kept within the front garden. Therefore, the proposed development would not result in any change in this regard.

In conclusion, the proposed development will not result in any significant harm to the 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:
	That planning consent be approved. 


