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	Site Notice displayed
	N/A
	Photos uploaded
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	Application Ref:
	3/2022/0134
	[image: ]

	Date Inspected:
	17/5/2022
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approve

	

	Development Description:
	Demolition of existing conservatory and erection of two-storey entrance foyer at east elevation (facing 10 Ribchester Road).

	Site Address/Location:
	12 Ribchester Road, Wilpshire. BB1 9JH

	

	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council consulted on 27/4/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Cadent Gas: No objections.

	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 DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2019/0647:
Two storey extensions to side and rear (Approved)

3/2018/0829:
Proposed conversion of detached garage in to granny flat with the raising duo pitch roof to form first floor dormer extension (Approved)

3/2004/0539:
Single storey conservatory to rear and side (Approved)

3/2003/0475:
Alts and extensions to existing outbuildings forming guest suite connected via new porch to main house; lounge and principal bedroom extension, conservatory, double garage. Alts to ex. Access (Approved)

3/2001/0528:
Two storey side extension. Conservatory at rear. New porch. Close road access (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Wilpshire. The property consists of render, slate roof tiles, PVC windows and UPVC doors. The property has been extended several times through additions to its rear and side elevations. The application site is located on a main road in a residential area comprised of numerous detached and semi-detached properties.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a front two storey 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.


	Residential Amenity:

The ground and first floor windows proposed for the front and side elevations of the extension would be sited in a similar position to the property’s existing ground and first floor level windows therefore the proposal would not compromise the privacy of any neighbouring residents. The extension would be sited well away from the nearest neighbouring dwellings with any overshadowing from the extension solely occurring within the property’s curtilage. Accordingly, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents.


	Visual Amenity:

The extension would comprise a modest footprint with its eaves and roof pitch set below the eaves and roof pitch of the dwelling therefore the proposal would be a subservient addition to the host property. The extension would comprise render and slate roof tiles with a gabled roof pitch to match the two existing gable features on the property’s front elevation therefore the extension would integrate well with the external features of the parent property. The extension would be partially visible from Ribchester Road however it would be set approximately 20 metres back from the road and partially screened behind the South-eastern corner of the property with its longer North-eastern side elevation facing away from the public realm therefore the visual impact of the proposal would be relatively minimal. As such, it is not considered that the proposal would be harmful to the character of the host property or visual amenities of the area.


	Ecology: 

A survey carried out at the property on 21/3/22 found no evidence of any bat related activity however the report acknowledges that a confirmed roost was identified at the property in a previous survey from 2019.  As such, an additional planning condition has been added to the consent in order to safeguard any protected species on site.

	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works would not affect the property’s existing parking arrangement it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the residential amenity of any neighbouring residents, nor would it result in any harm to the character of the host property or visual amenities of the 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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