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	Development Description:
	Proposed demolition of an existing attached shed and construction of a new single storey extension to the rear of the house and new car port to the side of the existing garage.

	Site Address/Location:
	2 Greenfern, West Bradford Road, Waddington. BB7 3JE

	

	CONSULTATIONS: 
	Parish/Town Council

	 Waddington Parish Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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

NPPF


	Relevant Planning History:

No recent planning history relevant to the determination of the planning application.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Waddington. The property is constructed from stone and white render walls, slate roof tiles and white timber doors and window frames. The proposal site lies on the edge of the AONB in a large area of open countryside.  


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey rear extension and the addition of a car port to the property’s existing garage. 


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. 

The proposed car port will be adjoined to the property’s existing garage and will be situated within the North-eastern section of the property’s garden. Historic planning records from 2010 indicate that the property’s North-eastern garden boundary was originally situated 3.5 metres further to the South-west in line with the North-eastern elevation of the property’s garage. 

It would appear that the narrow strip of land for the siting of the proposed car port has been cultivated for use as a garden since at least 2011 however there are no records of planning permission being granted for this. As such, it should be noted that acceptance of the proposal would only constitute acceptance of the proposed works outlined in this application and not to the seemingly unauthorised garden area. 


	Residential Amenity:

The proposed single storey rear extension will incorporate a set of bi-folding windows on its South-eastern elevation and a set of bi-folding doors and an area of decking on its North-eastern elevation. The bi-folding doors and decking will look across an open field towards Laneside Farm which is situated approximately 50 metres away while the bi-folding windows will solely allow views into a larger open fielded area. As such, it is not considered that the proposed works will allow any new opportunities for overlooking into private areas.

The proposed rear extension will be adjoined to the neighbouring rear extension in an identical manner to the property’s existing shed. The proposed extension will have a higher roof pitch than the property’s existing shed which will be equal in roof pitch height to the neighbouring property’s rear extension. The roof pitch of the proposed extension will slope away from the boundary with the neighbouring property and as such will not have any undue impact upon natural light or outlook for the residents of No.1 Greenfern. 

The property’s existing garage is situated between the main property’s side elevation and an open field therefore it is not considered that the addition of the proposed car port and alterations to the garage’s existing roof will have any bearing on the provision of natural light or outlook for any neighbouring residents.


	Visual Amenity:

The proposed rear extension will be subservient to the primary dwelling in as much that its eaves and roof pitch height will not exceed those on the main property. The proposal is to be constructed from white render, black slate roof tiles and white timber doors and window frames which will integrate well with the external appearance of the existing property. 

The proposed extension will comprise the area where the property’s existing shed stands and will  be considerably larger than the property’s existing shed in terms of both height and footprint size measuring 5.1 x 5.2 metres with an eaves and roof height of 2.8 and 4.2 metres respectively. The proposed decking will be situated directly adjacent to the extension and will measure 5.1 x 2.6 metres. 

As such, the extension and decking area will have some visual impact by virtue of their combined footprint size however the proposal will be sited largely out of public view within the property’s rear garden and will only be partially viewable to the residents of No. 1 Greenfern therefore it is not considered that the extension and decking area will have any harmful impact upon visual amenity. 

The proposal includes the addition of a car port to the property’s existing garage which will double the footprint size of the garage and the conversion of the garages existing flat roof to a pitched roof design. The property’s garage is viewable from Waddington Road therefore the proposed works will have some visual impact.

However, it is not considered that the modified garage will be an over dominant feature in as much that it will have a relatively modest eaves and roof pitch height of 2.1 and 3.7 metres which will be slightly below the eaves and roof dimensions of the proposed extension and well below the eaves and roof height of the main property.  As such, it is not considered that the modified garage will have any detrimental impact upon visual amenity.
 

	Landscape/Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however the proposed works will improve the existing parking arrangement on site through the addition of a car port to the property’s existing garage therefore it is not considered that the proposal 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 the proposed works will not allow any new opportunities for overlooking nor will they have any significant impact upon the provision of natural light or outlook for any neighbouring residents. 

The rear extension and modified garage will have some visual impact however it is not considered that the cumulative impact of these works will have a detrimental impact upon visual amenity.

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 approved.
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