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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey rear extension and raised deck. Resubmission of 3/2022/0664.

	Site Address/Location:
	16 Hollies Road Wilpshire BB1 9NA

		

	CONSULTATIONS: 
	Parish Council

	No Objection.

	

	Additional Representations

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0882 - Proposed single storey rear extension to rear. Length 4 m, max height 3.97m, height to eaves 2.5m. Withdrawn.

3/2022/0664 - Proposed two storey rear extension to form additional living accommodation. Withdrawn.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a semi-detached property situated within the defined settlement of Wilpshire. The application property is currently faced in a combination of red brick and pebble render, featuring a natural slate hipped roof and UPVC windows and doors. The surrounding area is predominantly residential and the dwelling itself is not situated on any designated land, however, lies adjacent to designated green belt on its eastern curtilage boundary.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey extension at the rear of the property. The proposed extension would be stepped in its length, projecting 3 metres from the wall of the dwelling where the extension lies within 1 metre of the neighbouring property, extending to 4m from the rear wall of the original dwellinghouse thereafter with a lean-to roof. The extension would sit at the same level as an existing platform with a maximum height of 3.9m from that level, with eaves of 2.8 metres at its greatest. Velux rooflights will be installed on the proposed extension with the materials identified for use as part of the development including synthetic render, natural slate to the roof and uPVC windows.  

This application follows a previous submission for a single storey rear extension with first floor gable extension above which was subsequently withdrawn. This application has removed the first-floor element of the scheme, stepped the projection of the extension and has taken length off of the proposed decking beyond the rear extension.


	Impact Upon Residential Amenity:

The host property is semi-detached in nature, sharing a southern boundary wall with the neighbouring property known as 14 Hollies Road. To the north lies the detached property named ‘Greenacre’ which sits on a lower level of topography with retaining walls running from west to east between this neighbouring property and 16 Hollies Road. Relative to this, the application seeks to introduce a single storey extension to the rear elevation of the property with a stepped projection, protruding 3 metres from the rear elevation where the extension falls within one metre of the neighbouring property to the south. As a result, the 45-degree line drawn from the centre of the neighbouring ground floor window is respected and this, in combination with the orientation of the elevation relative to the suns path, should prevent any undue overshadowing impact upon the property to the south.

To the north of the extension lies an existing detached garage of the neighbouring property which separates the two dwellings. Whilst it is accepted that the mass of the proposed development would cast additional shadow in this direction, it is not considered that the expected impact would unduly compromise the residential amenity of those residing at the neighbouring property. This is on the basis that the proposed extension would have no greater impact on the neighbouring property than the existing garage which features a maximum ridge height well above the existing retaining wall which would preclude most of the development from view from the main household. In addition, the existing retaining wall in addition to the depressed land level to the north of the site results in the small parcel of curtilage in front of the neighbouring garage being highly shadowed in its current form and subsequently it is not considered that the introduction of this extension would significantly worsen this situation. In any case, this small area is independent to a much larger neighbouring garden to the north which will be unaffected by the scheme.

In respect of overlooking, the proposed scheme will introduce sliding uPVC doors to the centre of the rear elevation of the extension with a smaller window proposed the northern side of this elevation. The sliding doors are not considered to endanger neighbouring amenities such is their limited outlook with a boundary fence and retaining wall to the south and north respectively. The additional window on the rear elevation closest to the neighbouring property to the north, whilst not serving a habitable room, may allow for a view onto neighbouring curtilage in front of the existing garage should the internal configuration of the dwelling change. Consequently, a condition to limit the opening to be obscure glazed is proposed to ensure the potential overlooking of the development remains at an acceptable level. The proposed decking has also been considered in respect of its overlooking impact however it is not considered that the views afforded would be any greater than those which already exist, and the overall extent of the decking does not facilitate uses of that area other than for its function as allowing for stepped entry to the garden area. 

In light of the above, and having factored in the considerable extent to which the application has been revised since the original submission in order to reduce the impact on surrounding residential amenities, the scheme is considered 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 to surroundings.

The proposed extension will be situated on the eastern elevation of the building which does not face the highway and therefore will not be directly viewable from the public realm. This notwithstanding, the development is both sympathetic to, and reflective of, the main dwelling by virtue of its modest proportions which ensures the development is commensurate in size with the parent structure and will integrate effectively such are the other dimensions of the extension which include an eaves height of approximately 2.9 metres at its highest point relative to the existing level of the decking at the rear of the property.

The materials of the scheme will also enable the development to respond positively to its surroundings, in doing so avoiding undue impact on the character of the host property. The use of render will respond well to the rendered rear elevation of the adjoined property, with the use of natural slate allowing the development to relate to and take reference from the character of the existing property. Considering the above, the visual impact of the scheme is considered acceptable. 


	Landscape/Ecology:

A Bat Survey undertaken in July 2022 found no evidence to suggest present or historic bat activity within the roof of the building. Consequently, the building is not considered to offer habitat value for roosting bats and no mitigation measures will be required as part of the development.


	Observations/Consideration of Matters Raised/Conclusion:

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


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