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	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Demolition of existing uPVC conservatory and modern front porch. Construction of replacement single storey rear extension to include extension of existing balcony and replacement two storey porch with internal re-ordering. Construction of new detached double garage with home office in the roof space.

	Site Address/Location:
	Moorside, Moorside Lane, Wiswell BB7 9DB

	

	CONSULTATIONS: 
	Parish/Town Council

	Wiswell Parish Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways: 

	No objections 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 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport And Mobility
Policy DME1 – Protecting Trees And Woodlands
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2005/0475:
Bedroom extension over existing garage and alterations to ground floor (Approved)

3/1992/0439:
Erection of a conservatory (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Wiswell. The property consists of stone with render, slate roof tiles, white UPVC windows and timber doors. The surrounding area is residential comprising numerous detached properties with the application site located within the North-western area of Wiswell village. The wider area comprises woodland, agricultural fields and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for a number of alterations and additions to the existing property which include:

· Demolition of the property’s existing rear conservatory extension

· Construction of a replacement rear single storey extension

· Minor increase in outward projection of existing first floor balcony to be sited directly above proposed rear single storey extension

· Existing balcony to be accessed by new proposed steps with existing railings on balcony to be replaced with 1 metre high wall

· Increase in outward projection of existing rear ground floor raised terrace

· Demolition of the property’s existing front porch extension

· Construction of replacement front porch extension

· Internal conversion of property’s existing integral garage

· Construction of a detached garage with first floor office space above

Following a review of the proposed works and an inspection of the application site it was conveyed to the applicant that the proposed detached garage would have been over dominant in terms of height in relation to its proposed function as a double garage and office space. The applicant has since submitted an amended plan with a reduction in height to both the eaves and roof pitch of the garage.


	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 ground floor windows on the proposed single storey extension would be sited in a similar position to the property’s existing rear ground floor windows and as such would not provide any new opportunities for overlooking into neighbouring properties. The Northern perimeter of the property’s curtilage comprises a significant tree line which currently provides adequate screening between the application site and rear gardens of properties on Leys Close therefore the proposed addition of balcony steps and increases in outward projection to the property’s existing first floor balcony and ground floor terrace would not compromise the privacy of any neighbouring properties on Leys Close. 

The single window proposed for the integral garage conversion would face into the property’s curtilage while the single window proposed for the South-western side elevation of the detached garage would face towards an existing tree line on Moorside Lane therefore no loss of privacy is anticipated from these aspects of the proposed development. All aspects of the proposed development would be sited well away from the nearest neighbouring properties and as such would not pose any issues with regards to loss of light or outlook. With the above in mind, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

The proposed single storey rear extension would be modest in terms of height with its eaves and lean-to roof pitch set well below the eaves and roof pitch of the main property. Approximately half of the extension would be sited on the footprint of the property’s existing conservatory with the remaining half of the structure serving as an infill to adjoin the side elevation of the property’s living room. As such, the proposed rear extension would read as a subservient addition to the host property. 

The proposed front porch would be noticeably larger than the existing front porch however the replacement porch would still be relatively modest in terms of footprint with its lean-to roof pitch symmetrically aligned to adjoin the sloping Eastern roof plane of the main property. Accordingly, the proposed front porch would not appear as an over dominant addition to the host property. 

The proposed rear extension would remain largely screened within the property’s rear garden with the replacement front porch being only partially viewable from the property’s driveway entrance on Moorside Lane therefore the visual impact from the extension and porch would be minimal.

The proposed detached garage would carry some visual impact by virtue of its first floor element and proximity to Moorside Lane however as stated above both the eaves and roof pitch elements of the garage have been reduced in height from the design originally proposed which in turn would reduce the visual impact of the structure. Moreover, the garage would be sited between existing built form on Moorside Lane and Leys Close therefore the garage would not be an isolated feature within the surrounding landscape. Furthermore, the garage would compromise a relatively modest footprint with little more than the required functional floor space proposed to accommodate off-street parking for two vehicles. As such, the design and visual impact of the proposed garage are considered to be acceptable in this instance.

With the above in mind, it is not considered that any aspect of the proposed development would be harmful to the character of the host property or visual amenities of the immediate or surrounding area.


	Ecology: 

Constraint analysis shows that numerous trees lie within the vicinity of the proposed works therefore an additional condition has been implemented in order to ensure protection of any affected trees on site. An additional planning condition has also been implemented with regards to a biodiversity gain for bats.


	Highways: 

Lancashire County Council Highways have reviewed the proposal development and have no objections to the proposed works subject to the implementation of additional planning conditions therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for any neighbouring residents, nor is it considered that the proposal would be of detriment to the character of the existing dwelling or visual amenities of the immediate or 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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