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	Date Inspected:
	15/7/2021
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Erection of an outbuilding in front of the principal elevation of the main house.

	Site Address/Location:
	12 Westminster Close, Simonstone. BB12 7ST

	

	CONSULTATIONS: 
	Parish/Town Council

	Simonstone Parish Council consulted by email on 24/6/21 – no response.

	

	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 DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2018/0534:
Erection of a two-storey extension to side, porch to the front and bi-fold doors to the rear (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Simonstone. The property consists of brick and render, grey concrete roof tiles and grey PVC doors and windows. The property’s front garden comprises a linear driveway and grassy area where the proposed outbuilding is to be sited. The surrounding area is residential with a large area of Green Belt land to the periphery.


	Proposed Development for which consent is sought:

Consent is sought for the construction of an outbuilding within the property’s front garden. The proposed works include alterations to the surface of the property’s front garden comprising a widened area of hardstanding and the implementation of a stepped down tiered feature. 

Westminster Close is an Unclassified road therefore planning consent from the Local Authority is not required for the installation of the proposed dropped kerb however the applicant would still need to submit an application for a vehicle crossing to LCC Highways for these works.


	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. 


	Residential Amenity:

The proposed outbuilding includes a window on its North-eastern elevation which would face towards the front garden of No. 14 Westminster Close however given that this area is already publicly viewable it is not considered that the proposed works would lead to any loss of privacy for the neighbouring residents.

The outbuilding would be situated approximately 15 metres away from the nearest neighbouring properties of No. 10 and 14 Westminster Close therefore it is not anticipated that the proposal would have any adverse effect upon natural light provision or outlook for any neighbouring residents.

The outbuilding would not be used for residential or commercial purposes therefore disturbances in relation to increased noise or vehicular traffic are not anticipated. 


	Visual Amenity:

The outbuilding would have an eaves and roof height of 2.3 and 2.7 metres respectively making it wholly subservient to the primary dwelling in terms of height. The outbuilding would measure 4.5 x 2.1 metres and as such would comprise a relatively small footprint. 

The outbuilding would be visible from the North-eastern end of Westminster Close and in many respects the addition of an outbuilding to the front of a property may not always be appropriate due to the increased visual impact however in this case the outbuilding would be set back from the main road and largely screened from all properties to the West of the proposal site behind a neighbouring outbuilding which would significantly reduce the outbuilding’s visual impact. 

Furthermore, the outbuilding would be constructed from red brickwork, grey concrete roof tiles and grey PVC doors and windows, all of which would match the external features of the main property. As such, it is not considered that the proposal would have any adverse impact upon visual amenity.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that two off-street parking spaces would be retained through the proposed surface alterations to the property’s front garden it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed works would not lead to any loss of privacy, natural light or outlook for any neighbouring residents.

Furthermore, it is not considered that the proposed outbuilding which would be modest addition to the existing property would have any adverse impact upon the visual amenities of the surrounding 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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