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	Application Ref:
	3/2022/0382
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	Date Inspected:
	05/07/2022
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed raising of existing roof and conversion of roof space to create additional bedrooms. Amendments to garage and single storey rear extension.

	Site Address/Location:
	1 Lakeland Close Billington BB7 9LN

		

	CONSULTATIONS: 
	Parish/Town Council

	Object on the basis that the street scene would be negatively impacted, the development will have residential amenity impacts and existing parking issues will be exacerbated. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Upon reviewing the supporting documents, the LHA remain dubious that the requisite number of parking spaces can be provided. 

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH5 - Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2019/0682 - Raising of existing garage roof. Conversion of existing garage to provide accessible wet room and sensory play area. Approved with Conditions. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property within the defined settlement of Billington. The application property is located within the residential area of Pasturelands, typified by a range of detached and semi-detached properties characterised by their late 20th century design. The property is faced in white render with a duo-pitched, concrete tile roof, also featuring a garage and store set back from the principal elevation.


	Proposed Development for which consent is sought:

Development is sought for a number of internal and external alterations primarily involving a proposed roof lift and creation of additional bedrooms at first floor level, in addition to a single storey extension to the rear of the property measuring approximately 4.1 metres in width and 3.8 metres in depth. The principal elevation will be refaced with a combination of render and cladding, with fenestration adjustments on east, west and southern elevations at both ground floor and first floor levels. 

The development will also involve the raising of an adjoining garage roof, however, the property already benefits from an extant consent for a proposed roof lift to the garage to a height marginally in excess of that proposed through this scheme. This consent is yet to be implemented.


	Impact Upon Residential Amenity:

The proposed roof lift will increase the ridge and eaves height of the property by approximately 1.4 metres and 1 metre respectively in order to add a first-floor element to the dwelling. This introduces an increased level of massing to the application property, the impacts of which have been closely considered in respect of overshadowing with regard to neighbouring properties 2 Lakeland Close and 94 Pasturelands Drive.

The site location is situated on the Pasturelands estate which features a varied topography sloping considerably from southwest to northeast. Consequently, the property to the south known as 2 Lakeland Close directly overlooks the application property, lying on higher ground. The proposed roof lift would not therefore exceed the ridge and eaves height of this neighbouring property, allowing for the 25-degree line to be respected for all habitable rooms of the neighbouring 2 Lakeland Close. In considering this and existing separation distance of 4 metres at its closest point to this dwelling, it is not deemed that the development would inflict an overshadowing effect.
 
To the north, the host dwelling is also adjacent to 94 Pasturelands Drive which conversely is a bungalow of lower topography level and roof height. Whilst it is acknowledged that the proposed roof line may give the perception of inflicting a loss of light upon the neighbouring property, a proposed street scene drawing indicates that the development would not contravene the 25-degree perpendicular angle of any window serving a habitable room on the northern elevation of the neighbouring property. Furthermore, separating the two properties is the garage of the host dwelling which as mentioned already benefits from a live consent for a garage roof lift to a height marginally above that proposed through this scheme. Alterations to the garage in either scheme (if implemented) would screen and adjoin the proposed single storey extension at the rear of the property and subsequently eliminate any impact arising from the massing of the rear extension. In balancing these factors, it is judged the amenity impact of the development in respect of overshadowing is acceptable.

Fenestration changes are proposed to introduce new windows to eastern, western and southern elevations yet safeguard the residential amenity of neighbouring properties through their scale and siting. On the western elevation, two new first floor windows and glazed floor to ceiling windows on the single storey extension will be introduced to exclusively overlook the rear of the application property as a result of the significantly higher land level beyond this elevation to the west and south. A further rooflight will be added to the southern elevation of the property to allow for light into the staircase area with an additional opening on the front elevation on the first floor, of which both present no issue in regard to overlooking.

In view of the above, it is concluded that the development poses a minimal level of harm to the existing residential amenities of the area and is acceptable.


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship of any proposed development to its surroundings.  

The surrounding area of the site location known as Pasturelands features standardised dwelling types with roof lifts and dormer conversions commonly found. As a result, the proposed development is not considered to depart that significantly from the characteristics of neighbouring properties or the existing street scene to warrant a refusal of the application. By proposing only a 1 metre increase in eaves height and 1.4 metre increase in ridge height, the design of the scheme avoids over-dominance and remains in proportion with the neighbouring property known as 2 Lakeland Close by maintaining an eaves height below that of this neighbouring property. Consequently, whilst the increased massing introduced to both the dwelling and street scene is acknowledged, it is judged that the development will overall remain commensurate and sympathetic to its surroundings in accordance with policy DMG1 of the Ribble Valley Core Strategy. 

To the rear of the property, the introduction of a single storey rear extension measuring 4.1 metres in width and 3.8 metres in depth proposes a small increase in the footprint of the dwelling and in the whole is considered a subservient addition to the dwelling. Featuring a duo-pitched roof which is screened from public viewpoints by an adjoining garage, the extension will not endanger the visual amenities of the area or that of the application property itself and is a suitable addition.

Whilst the materials to be used in the development will offer a slightly different appearance to the property, the proposed changes are of an acceptable design quality and it is not judged the visual amenities of the area will be unduly compromised. On the principal elevation, off white render will be retained with new dark grey stone tiling clad introduced to the centre portion of the elevation in a similar manner to that found elsewhere in the locality. The same cladding is also to be used on the rear single storey extension to ensure a continuation in design through the property, with the use of grey uPVC and concrete roof tiles further helping the design remain appropriate to the host property and its surroundings in accordance with policy DMG1.

	Highways

By seeking to increase the number of bedrooms within the property from 3 to 4, the requisite increase in parking provision as identified by the highways authority is noted. However, it is deemed that the application property maintains an adequate level of parking relative to the development and would be able to provide three parking spaces as would be necessary. 


	Ecology

A bat scoping survey was undertaken in May 2022 and found no evidence to suggest present or historic bat activity within the building. Consequently, the building is considered to offer negligible habitat value for roosting bats and as such there is no requirement for compensatory mitigation to offset the impacts of the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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