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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Variation of condition 2 of planning permission 3/2021/0168 to amend the approved design to incorporate a hipped to gable to roof conversion and other minor alterations.

	Site Address/Location:
	21 Paris, Ramsgreave. BB1 9BJ

	


	CONSULTATIONS: 
	Parish/Town Council

	Ramsgreave Parish council have raised an objection to the proposal. The objection is summarised as:
· Impact of the proposal upon residential amenity
· Impact of the proposal upon visual amenity



	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal. The objection is summarised as:
· Impact of the proposal upon residential amenity

· Impact of the proposal upon visual amenity



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 - Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2016/0144:

Proposed replacement dwelling following the demolition of the existing house. (Approved)

3/2021/0168:

Amendment to planning permission 3/2020/0072 to allow brick to be used as an external finish, and to allow bi-fold doors to the front of the garage. (Approved)
3/2021/0870:

Non material amendment of planning application 3/2020/0072. Proposed change of hip to gable roof; door and window positions revised on front elevation; slate roof tiles to main roof. (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to a detached property in Ramsgreave. The original dwelling consisted of a detached bungalow property which recently received planning permission to be demolished and replaced with a two storey dwelling. The approved dwelling is situated amongst a row of detached properties on a side street off Ramsgreave Road with the surrounding areas to the North and South comprising open countryside and residential areas respectively.


	Proposed Development for which consent is sought:

The current proposal originally formed part of Non-material amendment planning application 3/2021/0870 however this application was ultimately refused as it was determined that the proposed amendments could have potentially exacerbated concerns raised by third parties relating to the originally approved proposal.
Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2021/0168 with revised plans submitted as part of this S73 application. 

The proposed variations would result in the following changes to the approved details:
· Reconfiguration of approved roofscape on street facing section of dwelling from hipped to gable roof design
· Increase in roof ridge height to approved roofscape on street facing section of dwelling by 0.2 metres

· Reconfiguration of ground and first floor windows on front North-eastern elevation of approved dwelling
· Reconfiguration of ground floor window on North-western side elevation of approved dwelling


	Impact Upon Residential/Visual Amenity:

The proposed reconfiguration of the ground and first floor windows on the front and side elevation of the approved dwelling would be sited in an identical position to the windows on the previously approved plans therefore it is not considered that the proposed alterations would compromise the privacy of any neighbouring residents. 
No. 21 Paris lies directly to the North of No. 19 Paris with desktop analysis showing a considerable amount of pre-existing overshadowing projecting from the North-western gable end of No. 19 onto the South-eastern side elevation of No. 21’s garage. Accordingly, due to the solar orientation of the two properties, it is not considered that the addition of a gable roof end to the South-eastern elevation of the approved dwelling would result in any significant loss of natural light to the residents of No. 19. 
No. 21A lies directly to the North of No. 21 with aerial imagery showing pre-existing overshadowing projecting from the North-western side elevation of No. 21 into the South-eastern side curtilage of No. 21A. As such, the addition of a gable roof end to the North-western side elevation of the approved dwelling has the potential to result in some additional minor overshadowing however given the existing overshadowing already present between the gable ends of properties on the street it is not anticipated that the proposed alteration would result in an unacceptable level of overshadowing.
The existing street scene on Paris is primarily characterised by two storey dwellings comprising gable roofs therefore the proposed hipped to gable roof conversion would better reflect the design and appearance of the existing street scene and would not result in any fundamental change to the design of the originally approved dwelling or harm to the visual amenities of the immediate or wider area.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variations would not have any undue impact upon residential amenity nor is it considered that the proposed alterations would be of detriment to the character or visual amenities of the existing street scene or wider area.

As such and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That the variation to condition 2 be approved.


