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	Date Inspected:
	25/04/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing extensions and construction of new single storey extension to side and rear of existing, rear, two storey outrigger.

	Site Address/Location:
	Carlton Cottage, West View, Clitheroe Road, Waddington, BB7 3HW.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

Planning (Listed Buildings and Conservation Areas) Act 1990

Waddington Conservation Area Appraisal

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a two storey mid-terrace dwelling located within the settlement of Waddington on land situated within Waddington Conservation Area. The property is sited on the east side of Clitheroe Road.

	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey rear extension at Carlton Cottage, West View, Clitheroe Road, Waddington. The proposal would wrap around the existing two storey rear outrigger and create an enlarged kitchen and dining room.

The proposed extension will project 7.325m from the rear elevation of the existing dwelling and have a width of 5.7m. It will have a mono pitch with flat section roof with an eaves height of 2.64m and a ridge height of 3.605m. The proposal consists of the creation of a patio area at the rear of the new extension, with a new stepped garden retaining wall/planters which lead into the garden area. 

	Impact Upon Residential Amenity:

With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the proposed wrap around extension would be located to the side and rear of the two storey outrigger dwelling away from the attached property No. 49 West View. Taking into consideration, that there are no windows proposed on the side elevation of the extension facing the neighbouring dwelling and the existing relationship the aforementioned property has with the two storey outrigger it is considered that the proposed single storey extension would have no adverse effect.  

It is proposed to insert a door and a window on the side elevation of the extension facing the neighbouring dwelling No. 48 West View, the proposed window opening will be screened by the existing outhouse of No. 48. Taking into consideration the existing arrangement, I consider that the proposed development would not have an unacceptable harm on the amenities of neighbours through loss of light, privacy or outlook

	Visual Amenity/External Appearance:

Policy DME4 and Key Statement EN5 of the Ribble Valley Core Strategy concerns themselves with protecting heritage assets. Policy 131 of the National Planning Policy Framework requires Local Planning Authorities, in determining planning applications, to take account of ‘the desirability of new development making a positive contribution to local character and distinctiveness’.  Section 72 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the Local Planning Authority to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas.
The proposed development will be located to the rear of the application property so will not be highly visible within the streetscene. Therefore, it is considered the extension would not cause significant visual harm to the character and distinctiveness of the original dwelling.

In terms of design, the proposed rear extension would be commensurate to the scale of the main dwelling. It is proposed to use masonry blockwork plinth courses with render above, natural slate roof tiles and white UPVC doors and windows; it is considered that matching materials would maintain coherence between the main dwelling and the proposed development. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.

	Landscape/Ecology:

A Daylight scoping survey was submitted as part of the application 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 of cause injury or death to bats.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposed development will not result in 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. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


