	Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	SH
	Date:
	06/12/2022
	Manager:
	SK
	Date:
	6.12.22

	Site Notice displayed
	N/A
	Photos uploaded
	Y
	

	

	Application Ref:
	3/2022/0804
	[image: Graphical user interface, text, application

Description automatically generated]

	Date Inspected:
	18/10/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Front extension to incorporate porch canopy and entrance with gallery above along with living room and bedroom addition. Side bungalow extension and rear single storey extensions with link to existing garage. 

	Site Address/Location:
	Bridleway, Whins Lane, Simonstone, BB12 7QT

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	Comment received on 25/10/2022 – No Objections subject to Conditions.

	Health and Safety Exec
	Comment received on 10/10/2022 – No Objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	 Four letters of representation have been received in regard to this application. These have been summarised below:

· Foundations having been laid prior to determination.
· Impact on ecology.
· The development not being in-keeping visually with Whins Lane.
· Privacy being implicated as a result of the glazing to the front and balcony additions.
· Noise disturbance.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Key Statement DMG3 – Transport and Mobility
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dormer bungalow property on the Southern side of Whins Lane, located outside the settlement boundary of Read. The property consists of buff facing brickwork to the elevations, with brown interlocking concrete roof tiles and white UPVC windows. The surrounding area is predominantly residential, and the site itself is situated in designated open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing utility, and for the construction of a side extension to connect the application property to the converted garage outbuilding. Alterations will also include a modest extension to the front elevation, and the construction of a full-length extension at the rear. The proposed side extension will measure approximately 3m by 13m to adjoin the existing garage, which will now house a games space, with bi-folding doors leading out to a sunken seat area in the rear garden. Materials will include coursed sandstone and white render to the elevations, with blue slate roof tiles and black UPVC window and door features.


	Residential Amenity:

The proposed development includes the construction of a two-storey side and single storey rear extension, which will attach to the existing converted single storey garage. Alterations will also include a modest front extension, and as such the neighbours considered to be most likely affected from the application are Farthings to the East, Squirrels to the West and 12 Woodfields to the South of the development site. 

These proposed alterations will be sited approximately 1.3m from the boundary line between the application property and the dwelling situated to the East, known as Farthings. The garage is situated beyond the rear elevation of the neighbouring property, however as this is a current outbuilding with very little elevational changes, the conversion of the garage will not result in any significant impact with regard to this neighbouring property. The new ridgeline will have a maximum height of 7m from ground level, and the majority of the overshadowing will occur within the application property’s own curtilage. The Western side elevation of the neighbouring property does not feature any windows which face towards the proposed development, and as such any overshadowing that may be experienced will not directly affect the neighbouring property. The proposed side extension will feature windows at single storey level which will outlook towards Farthings. However, as the proposed windows will be obscured, the development is not considered to have a detrimental impact on the residential amenity of the aforementioned property.  

The rear extension will extend approximately 4m off the South-East facing elevation, in order to accommodate an open plan living area. The property currently benefits from a conservatory to the rear, measuring approximately 2.7m in outward projection, which will be demolished to accommodate the new rear extension. As the proposal will not feature any windows to the side elevation, and due to the extension being single storey, it is not considered that the construction of the extension will result in overshadowing, outlook, or loss of privacy. 

The proposal will result in two sets of Bi-Folding doors from the games area and open plan living area, leading to a sunken seat area at the rear of the property. Dormers will be implemented at the front and rear of the property, with Juliet balconies being fitted to the glazed doors at first floor which will provide views to the South. Despite this, the property benefits in a sufficient curtilage, and as a result the neighbouring property known as No.12 Woodfields is situated around 35m from the rear alterations, which is considered acceptable. Similarly, alterations to the front of the property will be situated over 30m from 1 South View at the North of the curtilage, and due to the road buffer, it is not considered this property will be affected as a result of the proposal.  


	Visual Amenity:

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 to surroundings.  

As previously stated, the alterations to the property will involve the two-storey and single storey side link extension to the existing outbuilding, with a gable end extension to the front and pitched roof dormers, along with the single storey extension and flat roof dormer to the rear. The side extension will continue off the existing property’s ridgeline at 7m from ground level, making it relatively modest in terms of height and would therefore be an acceptable addition to the property. The gable end extension will also extend off the existing ridgeline and along with the pitched dormers will reflect a similar design to other properties found along Whins Lane. The front elevation will feature a significant amount of glazing, however despite this giving the property a contemporary feel, as the existing street scene currently features an array of property types in the immediate area and absence of uniformity in the existing street scene it is not considered that the proposed development would be disruptive to the surrounding pattern of development or harmful to the visual amenities of the area.

The proposed flat roof dormer is situated at the rear of the property, and spans almost the full length of the property. The proposed single storey open plan living area will also feature a flat roof design and will extend off the South-East facing elevation. As these features are sited at the rear, the development will be situated out of public view, and as the dormer will have an approximate volume of 30m³, this element of the development will fall under the requirements for Permitted Development. As such, it is not considered that the dormer extension or single storey rear extension will have a detrimental visual impact on the application property or surrounding area. 

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 elevations, the property is to be constructed from a combination of coursed sandstone and render, with the roofing materials being blue slate roof tiles, glazed Juliet balconies and black UPVC windows and doors. Despite these being new materials introduced to the property, they will integrate effectively with the current situation and will further help the design to remain appropriate to the host property and the surrounding street scene. 


	Landscape/Ecology:

A bat survey was conducted on 28/09/2022, concluding that the lack of evidence found indicates that the building is considered to have a negligible habitat value for supporting roosting bats and lack of roosting features present. As such, it is considered unlikely that bats will be disturbed as a result of this proposal. The survey requests however that a minimum of two Greenwoods Ecohabitats bat boxes, 1FF Schwegler Bat Box or Kent box shall be installed within the site to provide roosting potential for the local bat population. An informative has been attached to the decision notice that if bats are found at any time during the work, all work must cease until advice has been sought by a licensed ecologist. 


	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. Conditions have been attached to ensure the proposed alterations have been constructed in accordance with the approved plans and remain in situ, along with the driveway being constructed, laid out and surfaced in bound porous materials.


	Observations/Consideration of Matters Raised/Conclusion:

Originally, the design featured two balconies, which would extend around 3m from the rear elevation of the property and included safety glass guardrails standing at 1.1m in height. Due to the balconies having a sufficient footprint, and due to the close proximity of the balconies with neighbouring dwellings, these have now been removed and replaced with Juliet balconies, reducing the likelihood of overlooking into surrounding property’s curtilages. 

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be granted. 


	RECOMMENDATION:
	That planning permission be granted.
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