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	Date Inspected:
	14/06/21
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed demolition of the existing single storey for roof outbuilding and construction of new two storey side extension. Oak framed open porch to front.

	Site Address/Location:
	23 Queensway, Waddington, BB7 3HL 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	No objections 

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential and Curtilage extensions 


	Relevant Planning History:
N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey semi-detached dwelling in Waddington.  The application dwelling occupies a corner plot and benefits from a garden area to the front/side and one off street parking space. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a two storey side extension that has a sideward projection of 3.8 metres measuring 7.5 metres in length. The extension will form a north east facing gable measuring 5metres at the eaves and 7.6 metres at the ridge. The extension will provide a snug and utility at ground floor and no additional bedroom with dressing room and ensuite at first floor. The extension will be faced with render and have a concrete tile roof and upvc windows to match the main dwelling. 
To the front it is proposed to erect an oak framed open porch to the front of the property. The porch will project forwards of the property by 1.1m measuring 2.7m in width. The canopy will measure 2.3m at the eaves and 3.3m at the ridge. 

	Impact Upon Residential Amenity:

The application property is a two-storey semi-detached dwelling therefore consideration has to be given to whether the proposed two storey side extension will cause an overbearing impact or affect their residential amenity in terms of overlooking or loss of privacy.
The two-storey extension to the side of the property would project approximately 3.8 metres and there is a distance of 5.8m between the rear wall of the extension and the side boundary of the neighbour to the rear. The side elevation of the main house of this neighbour is approximately 10m from the rear elevation. Due to this separation distance it is not considered that the extension would have an overbearing impact on this neighbour. The neighbour benefits from a window at first floor that faces the rear elevation of the property extension. The proposed extension would result in an additional window facing this elevation but at present there is a bedroom window that already faces this side elevation. Notwithstanding the above there would be no additional overlooking at the window on the neighbour is obscurely glazed. 

Due to the separation distance between the application dwelling and the neighbours to the north east and north it is considered that the proposed side extension would have minimal impact on these neighbours. The proposed porch to the front of the dwelling have minimal impact on the neighbour to the west due to the minimal forward projection. 

 

	Visual Amenity/External Appearance:

It is considered that the proposed development would alter the appearance of the dwelling and general street scene, however; due to the variety of design of properties in the area it is not considered that the alterations would have a harmful impact upon the appearance of the surrounding area. 
The application site occupies a corner plot and is therefore highly visible on the junction of Waddow View and Queensway. The side elevation of the dwelling is set back from junction and the proposed extension would bring the built form of the property closer to the highway reducing the visual gap of the junction. However as there will still be a visual gap between the site and the neighbour to the north east and the extension would not project forwards of the building line of the properties along Queensway. 
The proposed extension would be set back at first floor from the principal elevation by 0.9 metres and would be set down at the eaves and ridge as well as being constructed in materials to match the main dwelling. Therefore, it is considered that the extension will remain subservient to the main dwelling and will have minimal impact on the visual amenity of the area.

	Ecology:

A protected species survey has been submitted (dated 10.05.2021) which found that the risk to bats in the building will remain low and no additional survey work is required. Precautionary mitigation measures are recommended such as ceasing works is bats are found and removing roof covering by hand. A condition will be attached requiring the development be completed in strict accordance with the survey. 

	Other Matters:

The property currently benefits from one designated off-street parking. As the development would result in a 4 bedroomed dwelling LCC highways would usually expect 3 off street parking spaces to be provided. However, on this occasion LCC highways were satisfied that the surrounding residential streets provided a sufficient number of on street parking and therefore had no objection to the development. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.



	RECOMMENDATION:
	That planning consent be granted.


