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	Date Inspected:
	19/03/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Single storey extension to rear 

	Site Address/Location:
	Westfield, Beechthorpe Avenue, Waddington, BB7 3HT 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received in consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2: Landscape
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential and Curtilage extensions 

Policy DME4 – Protecting Heritage Assets

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey semi-detached dwelling that is within a small housing estate on the edge of the settlement area of Waddington. The dwelling benefits from a front garden with parking and a rear garden area. The site falls within the Forest of Bowland AONB and Waddington Conservation Area.


	Proposed Development for which consent is sought:

The existing dwelling benefits from a single storey rear extension that projects 7.3metre rearward and is off set from the neighbouring boundary by approximately 2.5 metres. The proposal seeks consent for a stepped rearward extension that will result in the first 3.5 metres of the extension being within 250mm of the neighbouring boundary with the remaining 3.8 metres of the extension being offset from the neighbouring boundary by approximately 1.3 metres. The extension will benefit from a hipped roof arrangement and a raised eaves level in the area where the extension is set the furthest away from the neighbouring boundary.
The eaves level adjacent to the boundary will be approximately 2.3 metres with the raised eaves level being approximately 2.6 metres in height.

	Impact Upon Residential Amenity:

Having received amended drawings it is considered that there will be limited impact on the residential amenity of the neighbouring properties as the proposal is an infill single storey rear extension.  Although the footprint of the extension has increased and is to be within 0.25 of the boundary It is considered that the 3.5 metre extension will result in no additional overbearing or loss of light when taking into account the existing arrangement. Due to the 1.25 metre distance from the boundary wall it is considered that the extension that projects a further 3.7m totalling at approximately 7.3 metres from the rear will have limited harm on the neighbouring property. There are no windows proposed on the north east elevation of the proposed rear extension. Therefore, it is considered the proposed development would not adversely harm the residential amenity of the nearby properties in terms of loss of privacy.

	Visual Amenity/External Appearance:

The site falls within Waddington Conservation area and the Forest of Bowland area of outstanding natural beauty. Policy DME4 states ‘proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. The proposed extension will be faced with materials to match the existing house and would not be visible within the surrounding area as it will be located to the rear of the application property therefore it would not harm the streetscene and would not conflict with the main dwelling. It is therefore considered that the proposed development would have limited negative impact upon the character and appearance of the area.

	Landscape/Ecology:
A protected species survey has been submitted, dated 06/03/2018, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roots.



	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.


