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	Date Inspected:
	21/6/16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	Approval

	


	Development Description:
	Demolition of existing porch. Proposed 2 Storey side extension and porch to front elevation.

	Site Address/Location:
	Brambles, Vicarage Lane, Wilpshire 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from one individual household objecting to the application on the following grounds:
· Loss of privacy and overlooking into neighbouring rear garden
· An extension of this kind will be out of keeping with the local area

One letter of support has been received stating that the proposed extension will improve ‘The Brambles’.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions 
National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2016/0460
Demolition of existing porch. Proposed two storey side extension and porch to front elevation.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site lies directly to the east of Vicarage Lane, located within the defined open countryside, and located outside, but adjacent to the Green Belt and defined settlement boundary of Wilpshire. The application property is currently a semi-detached dwelling which is reminiscent of a traditional barn conversion. There are four other properties within the immediate area, all of which are individual plots with large curtilages. To the east of the application site is a train line, as well as several public rights of way (footpaths 1, 5 and 27) to the south, east and west of the application site. 


	Proposed Development for which consent is sought:

This application is a resubmission of a previous application (outlined above). Consent is now sought for the demolition of a porch (currently located on the west elevation), to be relocated to the south elevation, in addition to a part 1.5 storey side extension , part single storey to the rear on the west elevation. The application also proposes the installation of two dormer windows to the rear (north) elevation. The difference is not that the dormer window that benefitted from a Juliet balcony has been omitted from the plan. The porch and side extension would be a pitched roof, to match the existing. The side extension would be 4m wide, 9.5m long and 5.5m high – the current dwelling being 11m long, 7m wide, and 6m high at its highest point. The dormer windows would project from the roof by four metres. 

	Impact Upon Residential Amenity:

‘The Glen’ is the attached property to the east. The property to the north is screened by a garage/storage area and is over 27 metres away, which indicates that there is a sufficient separation distance. The property to the west of the proposal is over twenty metres away and would not be affected by the proposal. The dormer window that is nearest to the neighbouring property of ‘The Glen’ would not result in direct views of the private amenity space of neighbouring occupants and as such I do not consider their residential amenity to be affected.
If the proposal was to be approved, the Juliet balcony area would be conditioned so this area cannot be used as a platform, so not to affect the neighbouring property’s residential amenity in terms of overlooking or loss of privacy. 
There have been objections regarding the proposed velux windows on the rear elevation, in terms of potential overlooking and loss of privacy. The velux windows would not result in direct overlooking into rear residential amenity space, and as such do not consider them to cause significant harm to the amenity of the neighbouring property. I also note that the windows on the existing dwelling could be inserted under permitted development so would not warrant a refusal.
There is a proposal to insert a window into the west elevation of the extension; however this would not result in any harm to the amenity of residential properties, as there would be no direct overlooking into habitable rooms or amenity space. The window would have views onto the drive of the application property and the large front garden of ‘The Follies’. 



	Visual Amenity/External Appearance:

There are no concerns regarding the porch with regard to its visual impact, as it would match the neighbouring property’s porch in terms of size, design and scale.
In the previous refusal, there were concerns regarding the visual impact the two storey side extension will cause. The previous refusal commented on the fact that the existing dwelling is faced with random stone whereas the proposed two storey side extension was render which would be visually prominent when approach from the west and would ultimately have a harmful effect on the visual amenity of the area. There were also concerns regarding the visual prominence of the Juliet balcony/dormer window from approach.
Nevertheless, this application has overcome the issues outlined within the previous refusal, as discussed below.
In assessing the impact of the proposed two storey side extension it is important to ensure that side extensions are not unsympathetic, overly large or poorly designed as this can have a detrimental impact on the character of the street and surrounding area.

In order to emphasise a submissive relationship with the original dwelling extensions should be set back and set down from the house dwelling for an easy understanding of what is original and what is extension. In this instance, the proposal demonstrates a set down of 300mm and a set back off 1 metre and would appear submissive in appearance.
Change in plans

Initially, the plans as part of this application illustrated several roof lights on the rear elevation which made the rear elevation appear complex…
ownership

	Other Matters:

I have no concerns regarding bats/birds in the proposal site, as per the submitted bat and bird survey.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.


	RECOMMENDATION:
	That planning consent be 



