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	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Removal of the existing garage and conservatory and erection of a proposed single storey extension, entrance canopy and annex.

	Site Address/Location:
	75 Whalley Road, Wilpshire. BB1 9LN

	

	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council have no objections subject to the implementation of an additional planning condition to ensure that the proposed annex will not be used for the purposes of holiday letting.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways: No objections.

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal. This 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 – 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:

3/1998/0650:
Erection of a UPVC conservatory (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Wilpshire. The property consists of brick, slate roof tiles and UPVC windows. The proposal site is situated on a busy main road within a residential area on the North-eastern edge of Wilpshire’s defined settlement area.


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the property’s existing garage and conservatory which would be replaced with a new annex extension and single storey side extension respectively.


	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 side extension would be similar to the property’s existing conservatory in terms of its footprint and height with its pitched roof sloping away from the adjacent neighbouring property of No. 1 Hollies Road. The windows proposed for the rear and South-eastern side elevations of the extension would provide similar views to the windows installed on the property’s existing conservatory. 

The proposed annex would be sited in an almost identical position to the property’s existing garage close to the common boundary shared with No. 73 Whalley Road. The annex would be slightly larger than the property’s existing garage in terms of its eaves and roof pitch height however its South-western side elevation would be set further inward from the common boundary in comparison to the existing garage with its Western roof pitch sloping away from No. 73. The front and rear windows of the annex would solely provide views into the property’s curtilage.

With the above in mind, it is not considered that the proposed works would lead to any loss of privacy, natural light or outlook for any adjacent neighbouring residents.


	Visual Amenity:

The proposed extension and annex would be predominantly sited on the footprints of the property’s existing conservatory and garage respectively with relatively modest increases in ground floor area and height proposed to implement the development. Accordingly, the extension and annex, whilst slightly larger than the conservatory and garage to be replaced, would still read as subservient additions to the host property.

The property’s existing conservatory and garage are both partially visible within the public realm from Hollies Road and Whalley Road respectively therefore the proposed extension and annex would have a noticeable visual impact however given that each of the replacement counterparts would both be sited in area where built form already exists it is not considered that the proposed extension or annex would appear anomalous or over dominant within the existing pattern of housing. Furthermore, the extension and annex would incorporate brick and slate in their design which would integrate well with the external features of the main dwelling.

The annex would incorporate grey cladding on the upper sections of its elevations which is a material not typical to the surrounding area however the annex would be set back approximately 15 metres from the road behind the front elevation of the main property with only its front and North-eastern side elevations partially visible from Whalley Road. Accordingly, it is not considered that any aspect of the proposed works would be harmful to the visual amenities of the immediate or surrounding area.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

LCC Highways have reviewed the proposal and have no issues with the proposed works therefore 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. 

The proposed works would replace existing built form of a similar size and appearance and would not result in any harm to the visual amenities of the immediate street scene or wider area.

Furthermore, the proposed annex would be situated within a built up area in close proximity to the host property providing a modest level of accommodation and sharing some facilities with the main house and would therefore not be capable of independent occupation.

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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