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	Application Ref:
	3/2022/0559
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	Date Inspected:
	02/08/2022
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing rear conservatory and replacement of single storey rear kitchen extension. Two storey side extension and roof alterations to allow loft conversion with rear dormer windows. Partial recladding of existing walls and fenestration alterations. External works to include widening of existing drive and flagging. 

	Site Address/Location:
	3 Harewood Avenue Simonstone Near Burnley BB12 7JB

		

	CONSULTATIONS: 
	Parish/Town Council

	No response. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection to the development subject to the imposition of a related condition.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property within the defined settlement of Read and Simonstone. The site location lies on Harewood Avenue, with the immediate street scene and surrounding area predominantly residential in use, with detached, two-storey properties. The application property itself is faced in red brick, featuring white uPVC windows and a concrete tiled duo-pitched roof and lies on no designated land. 


	Proposed Development for which consent is sought:

Consent is sought for several external alterations to the property, primarily constituting the demolition of an existing rear conservatory and replacement with a single storey extension to the rear of the dwelling measuring 5 metres in depth and approximately 9 metres in width. On its northern elevation, a two-storey side extension approximately 2.9 metres wide will be introduced above an existing garage which is to be retained with associated alterations to the single storey canopy on the principal elevation. In addition, the development also proposes alterations to the roof of the property to introduce three dormer windows on the rear elevation to service the conversion of loft space. Elsewhere the scheme also includes landscaping and other associated external works beyond front and rear elevations such as the widening of an existing drive with landscaping and flagging.

As part of the development new materials will also be introduced, with concrete tiles replaced for natural slate with graphite grey aluminium sheet cladding to the dormer window openings and white uPVC substituted for black aluminium framed windows across the dwelling. Single storey front and rear extensions will be clad with charcoal finish timber cladding with K-Rend used on the north and western elevations of the two-storey extension. 


	Impact Upon Residential Amenity:

The proposed two storey side extension will be sited on top of an existing garage on the northern elevation of the property, beyond which lies the neighbouring property known as 5 Harewood Avenue with a separation distance of 5 metres. The area of Harewood Avenue features a sloping topography sloping considerably from north to south and as a result this neighbouring property and its curtilage lies on significantly higher ground in comparison to the application property, allowing the two-storey element of the scheme to circumvent undue impact in respect of overshadowing upon this neighbouring property. The 25-degree perpendicular line as measured from all windows serving habitable rooms on the southern elevation of 5 Harewood Avenue remains unbroken and this, in addition to the preservation of separation distances as they are currently found, results in an acceptable amenity impact in this regard.

An existing conservatory is currently sited on the rear elevation of the property adjoining the southern elevation, beyond which lies the neighbouring dwelling 1 Harewood Drive. Through this development it is proposed that this is demolished and replaced with a single storey rear extension to adjoin the northern elevation with a depth of 5 metres. Importantly, this extension will not adjoin the southern elevation but instead leave in excess of 5 metres between the southern-most point of the rear extension and the curtilage boundary with No 1. Situated as such, the scheme achieves a minimal overshadowing impact whilst also removing the conservatory in situ which is likely visible from within neighbouring curtilage. 

Considering the residential amenities of the area in respect of overlooking, the openings introduced through the two-storey side extension do not pose additional harm such is their size and siting. Similarly, whilst a series of additional new openings are proposed on the ground floor rear extension, plans indicate proposed screening in the form of planting on the southern boundary to mitigate the ability for undue overlooking to occur in this direction, with no openings on the northern elevation further preventing impact. 

The introduction of three dormer windows on the rear elevation of the property has also been considered in respect of overlooking, however, in considering that they propose only modest openings and the existing distance to the adjoining property is in excess of 15 metres from the proposed dormer location, their impact is not deemed to be overly significant. In balancing these factors with the fallback position of the dormer conversion schemes that may otherwise be possible under permitted development, their residential amenity impact is considered acceptable.


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy states that all development must:

“2. 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.

3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.”

The proposed massing of the two-storey side extension will achieve a subservient appearance in relation to the dwelling and wider street scene by maintaining an eaves height not in excess of the original roof with a lower overall ridge height. This is further complimented by its modest width of only 2.9 metres to match the existing garage with setback of 0.6 metres from the principal elevation. This setback is likely to read as larger within the street scene than its true measurement such is the existing projection of the ground floor extension on the principal elevation of the property and consequently the massing of this element of the proposal is not considered to endanger the visual amenities of the area. 

At the rear of the property, the single storey extension proposes an increase in the overall footprint of the dwelling achieved in a sympathetic manner using high-quality materials including charcoal finish timber cladding with concealed gutter and roof detailing. This will successfully integrate the single storey element of the scheme to the garage and two storey extension on the northern elevation, achieving a development harmonious to host dwelling and the character of immediate site surroundings in accordance with DMG1. This is further enforced through the integrated dormer windows within the roof which will be in vertical alignment with first floor windows beneath, in addition to themselves being modest in overall scale and having no observable impact on the roofscape when viewed from the public realm.   


	Landscape/Ecology:

A bat scoping survey was undertaken in April 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.


	Highways

The existing driveway will remain largely unchanged through the development and will feature the provision of three parking spaces as necessary. Therefore whilst the comments and suggested condition from the highways authority is noted, it is not deemed that its imposition is critical to highway safety in the area.


	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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