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	Date Inspected:
	10/10/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing garage and construction of 2 storey side extension

	Site Address/Location:
	8 Spring Gardens, Clitheroe Road, Waddington, BB7 3HH

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received within consultation  Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Achieving one off street parking space along with 1 on street parking space this would in turn be sufficient enough for the proposal.

	Environment Agency:
	No objections

	CONSULTATIONS: 
	Additional Representations.

	One letter has been received from the resident(s) of 4 Queens Way with the following objections:

· Loss of light to garden area

· Property would be overlooked and extension is very imposing

· No other properties in the area with extensions such as this

	

	RELEVANT POLICIES:

	Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions


	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to an end terrace dwelling located within Waddington. The existing property benefits from attached single garage with a driveway that provides one parking space and has a private garden area to the rear.

	Proposed Development for Which Consent is Sought:
Consent is sought to erect a two storey side extension in place of the existing garage. The proposed extension will measure approximately 3.5 metres in width by 7.9 metres and will be set back 1.1 metres from the principle front elevation. The ridge will measure at approximately 7.9 metres and the eaves at approximately 5.5 metres. The extension will be constructed using reclaimed natural stone to match existing to the front elevation with the side and rear elevation to be faced with k rend with the colour to be confirmed. The windows and doors will be white upvc to match existing with a natural slate roof.


	Impact Upon Residential Amenity:

The proposed development is to be sited where the existing garage is currently sited to the side of the host dwelling. The adjacent property to the south east of the site known as 7 Spring Gardens has a single ground floor window on its side elevation that serves a living area, this living area is also serves by a second window on the rear elevation. Although the side extension would result in loss of light to the window on the side elevation as this room is served by a second window it is considered that the proposed side extension will not result in a significant loss of light to this room and therefore considered acceptable. 

The proposed extension has a single window proposed to its side elevation at first floor, whilst it is accepted that the existing property has a first floor window in the side elevation, it is considered that the proposed window would potentially provide greater levels of overlooking into the side window of 7 Spring Gardens and this property’s garden. As such a condition has been attached requiring this side window to be obscurely glazed. Whilst it is accepted that this window serves a bedroom the proposed first floor window in the front elevation of the proposed extension would also serve this bedroom and thus significant levels of natural light and an outlook would be provided from this habitable room.
The property to the rear is no 4 Queens Way. This property has submitted a letter of objection relating to loss of light to the garden area and the proposed windows resulting in overlooking of their property. As the proposed extension would be positioned to the side and does not project out beyond the rear elevation of the existing property it will not bring the application dwelling any closer to the rear elevation of no 4 Queens Way and therefore would not result in an unacceptable level of  loss of outlook or overshadowing to this property.  Furthermore a separation distance of 16 metres would be achieved between the rear elevation of the extension and no 4 Queens Way, and due to the first floor window in the rear elevation of the extension serving a en-suite and being obscurely glazed (secured by condition) it is not considered that there will be any loss of privacy at the rear of no 4 Queens Way.  



	Impact Upon Visual Amenity/ External Appearance:

The application dwelling is located at the end of an attractive row of three properties with a level of consistency and symmetry in appearance.  The proposed side extension is to be set back approximately 1.1 metre from the principle elevation along with the ridge being set approximately 250 mm from the ridge of the main house with the proposed materials to the front elevation to match the existing dwelling. 
In terms of its visual prominence the application dwelling and extension are set back from the highway and when viewed from the south are well screened by the adjacent terraced row which is set right to the back of the footway. In respect of design, as mentioned above the materials used will match those of the host property and furthermore the window proportions and designs will match those within this terrace row.

At the side and rear the extension will be finished in K render however as mentioned above these are reasonably well screened from public view and render can be found at various other properties in the immediate vicinity. For the above reasons it is considered that the proposed extension will remain subservient to the existing dwelling and therefore will have minimal harm on the visual amenity of the area.
The objector has commented that there are no properties in the area with extensions such as this however the nearby property at 11 Spring Gardens has a two storey extension (granted consent in 1991) and therefore it is considered that the principle of two storey side extensions has been established in this area.

	Highways:

The original submission resulted in the loss of the garage and parking area. The highways authority confirmed that the property would need to retain at least one parking space within the applicants curtilage. The agent subsequently submitted an amended plan providing one parking space.

	Landscape/Ecology:

A protected species survey has been submitted, dated 21.03.2018, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.

	Other Matters:

The site falls within flood zones 2 and is within 20 Metres of the Main river, Waddington Brook. The applicants agent has provided details of the mitigation measures in place to alleviate problems in the event of a flood stipulating a finished floor level no lower than the existing.

	Observations/ Consideration of Matters Raised/ Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.



