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	Date Inspected:
	27/09/2021
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Enlarged opening to rear elevation. Reduce height of window to side elevation. Alter flat roof to monopitch roof over garage. 

	Site Address/Location:
	7 Ribblesdale Avenue Wilpshire BB1 9LY

		

	CONSULTATIONS: 
	Parish Council

	No objection but in principle would ask for obscure glass in the proposed side window. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

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


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Wilpshire. The property is found to consist of red brick with pebble dash render, concrete roof tiles and white UPVC doors and windows. The site is in a predominantly residential area towards the north-western edge of Wilpshire which backs onto open countryside in the periphery. 


	Proposed Development for which consent is sought:

Consent is sought for an enlarged opening to the rear elevation of the building, the reduce height of window to the side elevation, and the roof over the garage to be altered from a flat roof to a monopitch roof. The height of the monopitch roof will measure 3.6 metres, with the eaves measuring at 2.1 metres. The roof is to be constructed with concrete tiles to match the main dwelling. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The proposed enlarged opening on the rear elevation includes Aluminium Bi-Fold doors, which will solely provide views into the property’s rear garden and open countryside beyond. Therefore, the proposal will not provide any new opportunities for overlooking, loss of light or over-bearing impact to surrounding properties.  

The window being altered to reduce its height on the side elevation is located above the stairwell to the property, and hence is an uninhabited room. As such, it is therefore not considered that the alteration of the window will provide any new opportunities for overlooking that would compromise existing privacy levels. Wilpshire Parish Council have suggested the use of obscure glass in order to limit the level of overlooking to the neighbouring property. However, this is an unreasonable request due to there already being an existing window in the same position without obscure glass, and the neighbouring property have installed their own obscure glass to protect their privacy levels. 


	Visual Amenity/External Appearance:

The proposed works would have an eaves and roof height of 2.1 and 3.6 metres respectively. The alterations to the roof would be clearly visible from Ribblesdale Avenue however it is not considered that the proposal would be an over dominant feature of the property, due to it being a minor change, and similar examples are present in the immediate street scene. The proposed materials match the existing roof scape, as well as the immediate surrounding area. 

The Aluminium Bi-Fold doors will be implemented on the rear elevation of the property, and hence will not be visible from Ribblesdale Avenue. 

	Landscape/Ecology:

No ecological constraints were identified in relation to this proposal. 


	Observations/Consideration of Matters Raised/Conclusion: 

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


	RECOMMENDATION:
	That planning permission be granted.
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