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	Development Description:
	

	Site Address/Location:
	Kelvedon, Beechthorpe Avenue, Waddington. BB7 3HT

	

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish council consulted via email on 23/9/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways: 

	No objections to the proposal subject to the implementation of additional planning conditions.

	

	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
Key Statement EN2 – Landscape
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Waddington. The property consists of grey cement render, slate roof tiles and white UPVC doors and windows. The surrounding area is residential comprising a mixture of semi-detached two storey and bungalow dwellings.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two storey side and single storey lean-to extension and alterations to the property’s driveway. The original proposal also comprised a single storey rear extension however following a site visit and review of the proposed plans it was determined that the single storey rear extension would have created a tunnelling effect upon the residents of the adjoined neighbouring property of Lingmell which in turn would have also led to an unacceptable loss of natural light. 

Following negotiation the applicant has since submitted a revised proposal with the single storey rear extension omitted from the plans. The revised proposal also includes a reduction in width of the originally proposed single storey side extension.


	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 proposal site lies within the Forest of Bowland Area of Outstanding Natural Beauty and is situated within the Waddington Conservation Area therefore consideration will be given towards the effect of the proposal on the visual and historic character of the surrounding area.


	Residential Amenity:

The two storey side extension would incorporate a ground floor window on its South-eastern side elevation and a ground and first floor window on its rear North-eastern elevation. These windows would be sited in an almost identical position to the property’s existing side and rear ground and first floor windows therefore it is not considered that this aspect of the proposal would compromise the privacy of either of the adjacent neighbouring properties. 

The North-eastern rear elevation of the two storey side extension would be sited close to the common boundary shared with the neighbouring property of Ashdene however desktop analysis shows that any subsequent overshadowing would largely occur inside the South-eastern area of Kelvedon’s residential curtilage. As such, it is not considered that the proposal would lead to any significant loss of light for the adjacent neighbouring residents of Ashdene.


	Visual Amenity / Landscape:

The two storey side extension and single storey lean-to extension would both be subservient to the main property in as much that they would be set back and below the property’s front elevation and roof pitch respectively with a total sidewards projection that would not exceed the width of the main property. 

The two storey side extension and single storey lean-to extension would be visible from within the public realm therefore the proposed works would have a noticeable visual impact however the proposal would be situated at the end of a Cul-de-Sac where it would only be viewable to small cluster of properties from the North-western end of Beechthorpe Avenue which in turn would reduce the overall visual impact of the proposed works. 

Furthermore, the adjoined neighbouring property of Lingmell comprises an existing two storey side extension therefore the addition of a proposed two storey side and single storey lean-to extension at Kelvedon would significantly reduce the existing visual imbalance between the adjoined pair of properties. Accordingly, it is not considered that the proposed works would have any adverse impact upon the visual amenities of the surrounding area.

The proposal lies just within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to development in the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that: ‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’ 

The two storey and single storey lean-to extensions would consist of white render which would be in slight contrast to the property’s existing grey cement render however Beechthorpe Avenue does not comprise a uniform street scene in as much that the street’s properties comprise a wide array of white, grey and cream renders as part of their external design therefore the proposal would integrate well with the existing street scene without detracting from or having any undue impact upon the character of the surrounding AONB landscape. 


	Landscape/Ecology: 

A bat survey carried out at the property on 2/9/21 found no evidence of any bat related activity.


	Highways: 

LCC Highways responded to the proposal on 12/10/21 with a request for the applicant to provide an amended site plan due to concerns stemming from a reduction in length of the property’s driveway in order to accommodate the proposed works.

The applicant has since submitted an amended site plan showing a revised parking arrangement and layout in line with the recommendations detailed in the initial response from LCC Highways. The revised site plan has since been reviewed and approved by the LHA therefore it is not considered that the proposed works would have any undue impact upon highway safety.


	Heritage:

The proposal site is situated within the Waddington Conservation Area. With reference to making decisions on applications for development in a conservation areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

Moreover, Key Statement EN5 of the Ribble Borough Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Waddington Conservation Area Appraisal (2005) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the Hurst Green Conservation Area.

As stated previously, Beechthorpe Avenue does not comprise a uniform street scene in as much that the street’s properties comprise a wide array of white, grey and cream renders as part of their external design therefore the proposed use of white render on the two storey side and single storey lean-to extensions would not detract from the original character of the house. 

Furthermore, Beechthorpe Avenue is characterised by a mixture of modern properties, all of which hold considerably less aesthetic value in comparison to the considerably older properties within the village centre. Accordingly, it is not considered that the proposed works would pose any threat to the preservation of Waddington’s historical or architectural character.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for the neighbouring residents, nor is it considered that any aspect of the proposal would have an oppressive or overbearing visual presence. 

Moreover, it is not considered that the proposal would have any detrimental upon the aesthetic character of the AONB landscape or preservation of Waddington’s historic and architectural character.

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


	RECOMMENDATION:
	In consideration of due weight of section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) it is recommended that planning permission be granted.
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