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	Date Inspected:
	24/09/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed modification and extensions. Side extension to gable. New dormers to front and rear elevations.

	Site Address/Location:
	27 Pendleside Close Sabden BB7 9DJ

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to conditions following revised plan.

	CONSULTATIONS: 
	Additional Representations.

	6 additional letters of representations have been received, there comments are as follows:
· Lack of available parking

· Loss of Privacy 
· Not in character with the area

· Overbearing impact

· Overshadowing


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2018/0132- Two Storey extensions to front, rear and side. Alterations to existing fenestrations. Juliet balcony to rear. (REFUSED)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing bungalow located in a predominantly residential cul-de-sac, accessed off Pendle Street East  Sabden.  The dwelling is bounded at the rear (west) by an existing football playing field with a number of the surrounding dwellings being of a similar design and scale.
The application dwelling is located within the settlement boundary of Sabden and is also within the Forest of Bowland AONB The building is faced with stone and roof tiles and has brown UPVC windows.   The cul-de-sac is of relatively modern construction which the dwellings along the estate road having a degree of uniformity in terms of their size, scale, design and materials. This adds to the visual amenity of the area.

	Proposed Development for Which Consent is Sought:
This application is a resubmission, following a refusal of a similar design (3/2018/0312). The proposal has been amended to address officer concerns, namely by reducing the proposed two storey extension and providing adequate parking on the frontage. The proposal seeks consent for a number of amendments.  The proposed alterations will result in the primary elevations of the dwelling being of a twin-gabled appearance whilst maintaining the height of the existing primary roof ridge-line.  The works for which consent are sought can be best summarised as follows:
· Two front facing gables introduced at first floor which will be built off of the existing primary wall-plate.  The apex of the gables will be set approximately 500mm below that of the existing primary roof apex.
· Two rear facing gables introduced at first floor which will be built off of the existing primary wall-plate.  The apex of these gables will also be set approximately 500mm below that of the existing primary roof apex.
· Two storey side extension to the north elevation of a projection of approximately 1m.
· The proposal includes alterations to window arrangements on the rear and both side elevations.

	Impact Upon Residential Amenity:

The proposed side extension will bring the built form of the application property closer to the neighbouring property to the north (number 25) by approximately 1m resulting in an offset distance of approximately 3.6m between the properties. . 
There is a ground floor bedroom window on the south facing side elevation of 25 Pendleside Road which faces the application property.  The proposed will result in the built form of the existing property being brought closer to the neighbouring dwelling, while this would result in some loss of light for this neighbouring window, due to the existing relationship, orientation of the buildings and the topography of the site, this slight impact can be argued as existing and would not warrant the refusal of the application.
While the proposal will result in windows on the first floor front elevation being 19m from the front elevation of the neighbouring property 30 Pendleside Close across the highway. There is an established precedent on the cul-de-sac of a distance of 18m between facing properties as such this relationship is considered to be acceptable; therefore the proposal is not considered to be out of character for the area and will be in accordance with Ribble Valley Core Strategy Policy DMG1.

	Impact Upon Visual Amenity/ External Appearance:

The application property is located on an estate consisting of similarly designed dwellings of varying sizes. Whilst there is some variation in design, for example a mix of bungalow and two storey dwellings, the style and materials of the dwellings create a homogeneous group of dwellings. It is considered that this uniformity adds to the visual appearance of the area. The proposed alterations will alter the design of the application property, however forward facing gables are not uncommon within the street scene. In addition the proposed ridge heights have been reduced to ensure the alterations remain subservient to the host dwelling, the windows and proposed materials have been amended to correspond with those on the existing and neighbouring properties. 
Due to the dwellings position forward within its plot and the proposed changes will be afforded a high level of visual prominence upon approach and within the streetscene. While the proposal will significantly alter the application property, the proposal is not considered to be visually dominant or harmful to the character and appearance of the host dwelling or surrounding area, and will not significantly harm the uniformity of the cul-de-sac.

	Ecology:

An ecology survey was submitted with the planning application. The survey concluded that there are no signs of maternity roosts, mating roosts or places of hibernation and its unlikely that bats have ever been present at this property, consequently the proposed building alterations are unlikely to result in disturbance to roosting bats

	Other Matters:

Concerns have been raised by a number of neighbouring residents in respect of the lack of available parking provision at the property and the possibility that the proposal will result in a reduction of existing provision and increase in demand.  However the applicant has provided plans to increase the amount of available parking across the front of their property to three parking spaces, including the garage this results in four available parking spaces, and as such the Highways Officer raises no objection, subject to conditions preventing conversion of the existing garage without prior consent and the use of the drive before it has been suitably paved.

	Observations/ Consideration of Matters Raised/ Conclusion:

Having regard to all material considerations and matters raised it is not considered that the proposed extension or alterations will have any significant detrimental impact upon nearby residential amenity nor the character and visual amenities of the immediate context. As such  the application is recommended accordingly. 

	RECOMMENDATION:
	That consent be granted subject to the imposition of condition(s).



