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	Date Inspected:
	02/04/2019
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed single storey extension and dormer to rear

	Site Address/Location:
	5 Waddow Grove, Waddington, BB7 3JL 

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received within consultation period

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The property is a bungalow constructed with facing brick, roof tiles and upvc windows/doors in an area of similarly constructed bungalows. The property is located within a predominantly residential area in Waddington with the site backing onto Fields Farm.


	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of a dormer on the rear elevation of the application property.  It is proposed that the dormer will measure approximately 5m in depth being approximately 6.4m in width.  The dormer will be a height of 2.75m from the primary roof-plane at its highest point. The dormer will be faced with grey upvc cladding with upvc windows.
Consent is also sought to erect a single storey extension to the rear of the property extending approximately 5 metres from the rear wall of the main dwelling and 2.2metres from the rear wall of the attached garage measuring 9.6 metres in width. The extension will have a gentle sloping roof measuring 2.9 metres in total height. The extension will be faced with render with upvc windows and doors.


	Residential Amenity:
Due to the proposed dormer window being located on the rear elevation of the application property, the proposed development is not considered to result in any negative impact on the residential amenity of any neighbouring properties given the rear outlook form the property is on to that of open farm land and agricultural buildings, the boundary of the farmhouse associated with existing farm enterprise is set approximately 25 metres away and as such it is considered that this is a sufficient separation distance to ensure that the proposed dormer will not result in the overlooking of this property.  
The extension projects rearwards of the property by 5 metres along the boundary of 6 Waddow Grove. This adjacent property has a conservatory to the rear that projects approximately 4.5 metres rearwards. The proposed extension has no windows proposed facing this property as well as the conservatory not being considered a habitable room. As such it is considered that the proposed extension will have minimal impact on the residential amenity of this neighbouring property.
The extension proposes to extend approximately 2.2 metres rearwards of the existing garage. As this extension falls adjacent to the neighbouring garage at 4 Waddow Grove it is considered that the proposed extension will have limited impact on the residential amenity of this neighbouring dwelling.
As such the proposed development is not considered to result in any significant impact on the residential amenity of any neighbouring property.



	Visual Amenity:
It is not considered that the proposed alterations will significantly detract from the surrounding area. While the dormer occupies the majority of the rear facing roof-plane is not considered to result in any overbearing impact on the detached dwelling, and will remain subservient to the host property.  
The proposed extension is to the rear of the property and therefore will not be visible on approach from Waddow Grove.  The extension will be constructed to match the host dwelling and as such it is not considered that the proposed development will result in any harm to the visual amenities or character of the area.


	Landscape/Ecology:

A protected species survey has been submitted, dated 27/02/2019, 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 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.


