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	Development Description:
	Proposed demolition of conservatory, utility and garage and construction of single storey extension to rear and porch to front. Resubmission of application 3/2020/0945.

	Site Address/Location:
	The Nurseries, Old Coal Staithe, Read. BB12 7RT

	

	CONSULTATIONS: 
	Parish/Town Council

	Read Parish Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways have no objections.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN1 – Green Belt
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/1984/0220:
Extension to dwelling to form additional accommodation for disabled person (APPROVED)

3/2001/0668:
Conservatory extension over existing utility room (REFUSED)

3/2002/0018:
Proposed bedroom extension over existing utility room (APPROVED)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Read. The property is constructed from stone, blue slate roof tiles and white UPVC doors and windows. The site is situated directly to the North of the River Calder on Old Coal Staithe amongst various other residential and business properties with Read Garden Centre lying directly adjacent to the proposal site.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey rear extension and front porch. The proposal is an amended resubmission of a previously approved application. 

The current proposal differs slightly from the previously approved application in as much that the rear single storey extension will incorporate an oak based roof frame, two additional roof lights on its Eastern elevation and additional glazing on its Southern elevation in the area between the roof apex and eaves. 

The roof section on the Eastern side of the extension is also to be extended in order to provide a covered area for firewood storage. The proposal also includes the addition of a porch on the property’s front elevation. The extended roof section and front porch will marginally increase the footprint of the originally approved proposal by 7.4 square metres.


	Principle of development:

The proposal site is situated in the designated green belt. National planning legislation places considerable emphasis on the protection of greenbelt land with the primary aim of keeping green belt areas open wherever possible.

Green belt areas are assigned optimum levels of protection from all types of development. The NPPF explicitly states that development proposals in green belt areas will not be given planning permission unless they fall within the definition of specific exceptions which are detailed in para 145 of the NPPF. These stipulations are also reflected in policy EN1 of the Ribble Borough Valley Core Strategy. 

With specific regard to building alterations and extensions, paragraph 145, part C of the NPPF states that:

‘A local planning authority should regard the construction of new buildings as inappropriate in the Green Belt. Exceptions to this are the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building.’

The proposed rear extension and front porch will cover a similar footprint size to that of the primary dwelling at the proposal site. In some respects, an extension of this size could be considered as disproportionate however given that the proposal does not exceed the size of the main dwelling and that it will be situated to the rear of the primary dwelling and in a relatively remote and semi-industrial area, it is not considered that the development will in any way constrain the existing openness of the surrounding green belt area.


	Residential Amenity:

The rear extension includes two sets of bi-folding doors on its Southern elevation and three windows on its Eastern elevation. The bi-folding windows will solely provide views into the property’s rear garden and as such will not provide any new opportunities for overlooking. The three windows on the Eastern elevation will not compromise existing levels of privacy in as much that they will face towards the car park of Read Garden Centre which is already publicly viewable from Old Coal Staithe. 

The Western side of the extension will be screened by the existing boundary wall and rear outward projection of the neighbouring property while the Eastern elevation of the extension will be situated approximately 10 metres from Read Garden Centre which is not a residential dwelling. As such, it is not considered that the proposed works will lead to any significant loss of natural light or outlook.


	Visual Amenity:

The rear single storey extension will have an eaves height of 2.7 metres and 2.0 metres on its Western and Eastern elevations respectively and a roof pitch height of 4.0 metres making it subservient to the primary dwelling in terms of height. The extension is to be constructed from white rendered walls and slate roof tiles which will match the external appearance of the main property. 

The extension will have an outwards projection of 6 metres and a width of 9.5 metres making it a significant addition to the existing property however it is not considered that the proposed extension will have any detrimental impact upon visual amenity in as much that it will be located to the rear of Old Coal Staithe largely out of site from the public realm. 

The proposed porch will be situated on the front elevation of the main property which is situated approximately 2.8 metres from Old Coal Staithe which is a relatively busy road and Public Right of Way. As such, the porch will have some visual impact however given that the proposed porch only just falls outside of the permitted development realm it is not considered that the porch will be an over dominant feature within the existing street scene.
 

	Landscape/Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways were consulted on the proposal and no objections were raised in relation to the proposed works. The proposal will not affect the existing parking arrangement on site therefore it is not considered that the proposed works will have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns in relation to residential amenity in as much that it will not provide any new opportunities for overlooking into private areas, nor will it have any significant impacts upon natural light or outlook.

The extension will be sited in an area that is largely out of view from the public realm therefore it is not considered that the proposal will have any detrimental impact upon visual amenity. The front porch will have some visual impact however it is not considered that this impact will be detrimental to the visual amenity of the surrounding area.

The rear single storey extension will be a significant addition to the existing property however it is worth noting that the footprint of the rear extension in the current proposal is only marginally bigger than the previously approved rear extension therefore it is not considered that the proposed works would have any detrimental impact upon the openness of the surrounding green belt area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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