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	Date Inspected:
	05/03/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing, attached outbuildings and construction of a new single-storey extension in an extended curtilage.  

	Site Address/Location:
	38 Ramsden Terrace Clitheroe Road Waddington BB7 3HN

	


	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 have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)



	Relevant Planning History:

No relevant planning history


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is an end of terrace dwelling located within the Waddington Conservation Area and is noted as a Building of Townscape Merit within the Waddington Conservation Area Appraisal. The property is located within the centre of the settlement of Waddington with pedestrian access from Clitheroe road, and vehicular access from Church Close. 


	Proposed Development for which consent is sought:

The application seeks consent for the erection of a single storey L shaped side extension measuring approximately 6.2m by 5.2 with an additional area measuring approximately 

	Residential Amenity:
The proposed side extension will raise the height of the existing ridge line by approximately 400mm, due to the orientation of the property within its plot the adjoined neighbour to the east, and neighbour located approximately 9m to the west, 16 Church Close; the proposed side extension is not considered to result in any negative impact on the residential amenity of the neighbouring properties when compared to the existing structure. 
The proposed “curtilage swap” is not considered to result in any impact on the residential amenity of any neighbouring properties, as the land is not changing use merely ownership.



	Visual Amenity:
Section 72 of the Planning (Listed Buildings and Conservation Area) Act 1990 places duty on the local planning authority to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas. Similarly, Policy DME4 of the Ribble Valley Core Strategy states that “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. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significant of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported”.  The proposed extension will lie to the west of the application property replacing and slightly enlarging the existing adjoined outbuilding; as such it is not considered that the proposal will negatively impact the conservation area.
While the application is altering the existing property significantly, resulting in a significant increase in the floor space of the dwelling, the proposal is not considered to be out of proportion based on its plot size. It is recognised by the LPA that throughout the wider area there is a variety of house types/designs, which reflect the different times/periods that dwellings have been constructed in Waddington and more specifically the Waddington Conservation Area. It is not considered that the proposed alterations will significantly detract from the surrounding area. Taking into consideration the design and appearance of the development, the proposal would not be considered a prominent addition to the dwelling and would be replacing an existing outbuilding with an extension that will match the application property in terms materials and characteristics, such as the windows. It is therefore considered that the proposal will not result in any significant harm to the visual amenity or character of the Waddington Conservation Area.
 While the proposal is substantial in size the development is not considered to result in any overbearing impact on the terraced dwelling, and will remain subservient to the host property by way of a lower ridge and corresponding window alignment to that seen within the application property. 
The proposed “curtilage swap” will not be changing the use of the land and as such will result in no impact on the visual amenity of the area.

	Landscape/Ecology:

A bat survey was submitted with the application which concluded that the property is considered to have hibernation potential, however the outbuilding was assessed as being of ow moderate suitability to support bat roosts in the bat active season. It is considered to be reasonable to request the proposed demolition works to be timed to avoid hibernating bats, and that compensatory hibernation be integrated within the new structure.  


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


