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	Date Inspected:
	2/9/22
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey rear extension and associated alterations to the house and garage to include a bedroom and ensuite within loft space.

	Site Address/Location:
	Whinsfield, Whins Lane, Simonstone. BB12 7QU

		

	CONSULTATIONS: 
	Parish/Town Council

	Read Parish Council consulted on 8/8/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
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:

3/2020/0041:
Proposed single-storey, detached garden store (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Simonstone. The property comprises brick, render, clay roof tiles and UPVC doors and windows. An integral garage adjoins the North-eastern gable end of the property by way of a single storey link which serves as a utility room. A previously approved garden outbuilding lies directly adjacent to the property’s integral garage. The application property comprises a large domestic garden area and lies within a semi-rural location on the Northern outskirts of Read.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a rear single storey extension, loft conversion and alterations to the property’s integral garage and external elevations. 

Following an initial review of the proposal and an inspection of the application site, requests were made for minor alterations in relation to the proposed quantity of roof lights and timber cladding elements of the proposal in order to achieve a simplified external design. The applicant has since submitted a revised proposal comprising a reduced quantity of external cladding and roof lights.


	Impact Upon Residential Amenity:

The application property is sited approximately 100 metres away from the nearest neighbouring properties in the area therefore 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 comprise a sizeable footprint spanning the entire width of the dwelling however the extension would be relatively modest in terms of height and would therefore be an acceptable addition to the property.

The proposed alterations to the property’s integral garage and utility room would comprise a minor infill extension between the garage and utility room which would improve the symmetry of the property on its North-eastern side.

With regards to the minor alterations proposed, the incorporation of render and additional glazing to the existing front porch would rejuvenate the external elevations of the property whilst the addition of cladding to the integral garage would merge well with the cladded features of the adjacent outbuilding.

Furthermore, the application property is well screened from public view therefore the visual impact of the proposed development would be minimal in this instance.

Accordingly, it is not considered that the proposal would be harmful to the character of the host property or visual amenities of the immediate or surrounding area.


	Ecology:

The proposal would involve some disturbance to the roof pitch of the main dwelling which in turn could potentially result in disturbance to protected species. In this instance the applicant has not been asked to provide a bat survey however an additional planning condition has been added to this consent in order to provide mitigation measures in the event of any bats being discovered on site. 


	Highways:

Lancashire County Council Highways have reviewed the proposal and have no objections to the proposed development 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 harmful to the character of the existing dwelling or visual amenities of the immediate or surrounding area.

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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