	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2022/0445
	[image: ]

	Date Inspected:
	13/06/2022
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing conservatory and construction of single-storey sunroom to rear on same footprint.

	Site Address/Location:
	115 Ribchester Road Clayton le Dale BB1 9HQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received in respect of the application.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1996/0502 – Provision of rooms in the roof space of an existing bungalow and a new conservatory to the rear. Approved with Conditions.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

This application relates to a detached property located within the defined settlement of Wilpshire. The application property lies on Ribchester Road in an area more commonly known as Clayton-Le-Dale, amongst an existing pattern of ribbon development featuring detached and semi-detached properties of mixed design and material typology. 

The dwelling is faced in a combination of red brick and white painted pebble render on all elevations with a double pitched roof featuring concrete interlocking tiles. The property also features white uPVC windows, soffits and fascia boarding, with two dormer windows on the principal elevation and a larger dormer conversion at the rear of the property. Also, on the rear elevation lies an existing conservatory which the application proposes to demolish.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey sunroom in lieu of an existing conservatory which is proposed to be demolished on the rear elevation of the property. The proposed sunroom will maintain the same building footprint as the existing conservatory and feature identical materials to the host property, with a red brick lower wall and white painted pebble render above. On the southern elevation sliding doors are proposed to enable access to the patio area, with a uPVC rooflight proposed in place of the conservatory roof.


	Impact Upon Residential Amenity:

The development proposes alterations to the rear elevation of the property which will cumulatively result in a minimal level of additional built form introduced to the host dwelling. The replacement sunroom structure will feature a near identical footprint to the existing conservatory with only a marginal increase in the maximum roof height, consequently maintaining an acceptable level of massing which is not judged to impact upon the residential amenities of neighbouring properties or those of the application property in the context of overshadowing. 

This scheme naturally results in an overall reduction in the volume of window space when compared with existing form simply by virtue of the elimination of the existing conservatory element. On the western elevation, several conservatory windows will be entirely removed with no openings proposed on this elevation or the eastern elevation of the replacing structure. Furthermore, opportunities for overlooking through the sliding doors on the rear elevation and the new rooflight within the new structure are deemed to be low as they each introduce a level of window space akin to that of the relevant part of the existing conservatory. Considering this and the separation distances between properties currently afforded, it is not considered that undue amenity impact will occur by virtue of the configuration, height, and orientation of the proposed fenestration.


	Visual Amenity/External Appearance:

The impacts of the proposal on the visual amenities of the area should be assessed against policy DMG1 of the Ribble Valley Core Strategy which states that all development must be ‘sympathetic to existing and proposed land uses in terms of its size, intensity, and nature as well as scale, massing, style, features and building materials’.

Plans submitted with the application show that the proposed scheme seeks approval for an overall building footprint of a size negligible to that of the existing conservatory. In addition, the replacement sunroom will be single storey in nature and further maintain the existing characteristics of the conservatory in respect of its siting and height. These aspects of the development collectively work to achieve a commensurate and subordinate form of design which will enable a sympathetic development with minimal visual amenity impact in accordance with policy DMG1.

The replacement sunroom will be faced in a combination of red brick with white painted pebble render on western, southern and eastern elevations to match the existing dwelling with white uPVC windows and a felt flat roof. This successfully preserves the character of the host dwelling and offers an appropriate form of design relative to the dwelling and surrounding area. 

Given the above, the visual amenity impacts of the scheme are found to be acceptable.  


	Landscape/Ecology:

The proposed development will involve the demolition of an existing structure and therefore despite the very low roost potential of the conservatory, a method statement for demolition was requested and submitted to outline the procedure for demolition and to ensure no damage will be incurred upon the existing roof of the application property. 

A condition ensuring the actions, methods and timings of this part of the development are adhered to will be imposed in order to safeguard the impact of the scheme upon bats and other species.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, 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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