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	Date Inspected:
	04/09/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Partial demolition and erection of extensions to the south (front), north (back) and east (side)

	Site Address/Location:
	Braemar House, Somerset Avenue, Wilpshire, BB1 9JD 

	


	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council consider that the proposal would be overbearing as two significantly enlarged elevations will be dominant. There would also be a large increase in the buildings footprint 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	CONSULTATIONS: 
	Additional Representations.

	No representations received within consultation period

	

	RELEVANT POLICIES:

	Key Statement EN2- Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMH5 –  Residential & Curtilage Extensions

Policy DME2 – Landscape and Townscape Protection.


	Relevant Planning History:

None relevant

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to a detached dwelling sited within a large curtilage accessed from a private track off of Somerset Avenue.  The property has a detached garage to the side with a loose gravel driveway to the front. The property is bounded by trees and hedgrows with a PROW to the north/earthern boundary of the site

	Proposed Development for Which Consent is Sought:
Consent is sought for the partial demolition and erection of extensions to the south, north and east of the property.
The alterations to the East include the demolition of the existing detached garage and erection of a replacement garage with single storey extension to link to the main house. The garage will measure 11.3 metres by 6.5 metres with the linking extension measuring approximately 4.8 metres.
It is also proposed to erect a two storey extension to the south elevation which projects 7 metres forward of the host dwelling with a width of 5.4 metres and the extension will form a South facing gable with the ridge height measuring at approximately 8.45 metres and eaves at 5.4 metres.
The alterations to the rear of the property include an extension which tiers down to the lower level of the garden area which provides living space at ground level and with a dormer to provide first floor bedroom space. This extension projects 9 metres rearwards of the host dwelling. 
To the west of this rear extension is a two storey extension that measures approximately 2.5 metres rearwards of the host dwelling with a width of 5.5 metres that provides an extended bedroom with balcony over rear garden.
The materials proposed are red brick and k render to elevations; rose clay tiles to roof ; upvc windows and upvc doors with aluminium for bi folding doors.

	Impact Upon Residential Amenity:

The closest neighbouring property is known as Proven House, this property is a leisure building associated with the dwelling known as Greyfriars and therefore this leisure building is not used a primary living accommodation. Notwithstanding this due to the separation distances (approximately 24m) it is not considered to have any detrimental impact on this property regardless of its existing use.
Due to there being a distance of over 30 metres it is considered that there will be no additional impact on the neighbouring property no 6a Somerset Avenue as there will still be a distance of approximately 30 metres from the first floor windows proposed on the two storey extension on South elevation.

	Impact Upon Visual Amenity/ External Appearance:

The property is sited within a large curtilage of over ¾ of an acre and is partially screened with trees and hedgerows. Within the development proposal it is proposed to remove trees  labelled T4 and T21 as indicated on Proposed Site Plan dwg no 200 with all other trees on site retained. The LPA countryside officer considers that T3 a Whitebeam a category C1 tree, could not be retained if development goes ahead therefore it is likely that this tree will also be removed as part of the development. It is considered that the removal of these trees would not significantly impact on the collective visual amenity value of the tree cover.
Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style.

The proposed extensions and alterations would result in a larger dwelling in terms of its footprint, scale and massing than the host dwelling however as the development benefits from a large plot with a significant difference in ground level to the north it is not considered that the development will be significantly detrimental to the host dwelling or the visual amenity of the area when viewed from the PROW FP18 or the wider area. Furthermore the application property occupies a somewhat standalone plot and is therefore not viewed in conjunction with other properties in the vicinity. It is therefore considered that the proposal accords with policy DMG1 of the Ribble Valley Core Strategy.
The materials proposed are considered acceptable as the use of render to the elevations is a common material used in the locality along with the use of upvc windows and doors.



	Ecology:

A protected species survey has been submitted, dated 12/08/2018, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.

	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.



