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	Date Inspected:
	31/01/23
	Site Notice:
	N/A
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Remove existing conservatory and replace with proposed 2 storey and single storey side and rear extension.

	Site Address/Location:
	1 Ribblesdale Avenue Wilpshire BB1 9LY

		

	CONSULTATIONS: 
	Parish/Town Council

	No response prior to determination.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling within the defined settlement of Wilpshire. The application property is a corner plot lying at the intersection of Hollies Road and Ribblesdale Avenue, with Green Belt adjacent to the property to the north-east. The dwelling benefits from a large footprint and overall plot size, faced in red brick with natural stone surrounds to all openings and slate to the roof. The property also features an extension to its south-eastern elevation, but that aside is uniform in its appearance with a hipped roof and attached garage also to the south-east.


	Proposed Development for which consent is sought:

The application seeks consent for the removal of an existing conservatory and its replacement with an extension with both single and two storey elements to the side and rear of the property. The two-storey element will sit above an existing side extension to the property which will remain, also extending north-eastward to occupy the same footprint as the existing conservatory. The single storey element will be located at the rear of the property and extend from the proposed two-storey element across the rear elevation with a flat roof, occupying an additional footprint of 4.2 by 4.8 metres. Materials to be used in the scheme will largely reflect those in situ, with brickwork, stone surrounds to all openings and slate proposed, in addition to a roof lantern on the single storey element of the development.


	Impact Upon Residential Amenity:

By virtue of the dwelling’s orientation and the proposed development relatively, the scheme does not pose any danger to the residential amenities of the area in respect of its massing and volume insofar as that the development will be located on the north-eastern elevation with neighbouring properties to the south built along a building line which is further south and westward than the application property. This will result in the daylight available to neighbouring properties being entirely unaffected, however, this notwithstanding, a separation distance in excess of 10 metres between the location of the proposed extension and the closest neighbouring property (which is also of higher land level) is sufficient to avoid any overbearing impact.

In respect of the outlook facilitated by the new openings proposed as part of the scheme, all windows on the rear elevation (north-eastern) elevation are acceptable given the large curtilage to the north, east and west which will be the primary view. This notwithstanding, a first floor window on the south-eastern elevation was identified as posing some impact to surrounding residential amenities such may be the possible outlook provided onto neighbouring curtilage to the south. As a result, it has been agreed that this window be obscure glazed, secured as such by condition, in order to mitigate any possible impact to an acceptable level. In the absence of any other issues in respect of nearby residential amenities, the scheme’s impact is considered acceptable in this regard.
 

	Visual Amenity/External Appearance:

The external appearance of the development and its impact upon existing visual amenities and the street scene to which they contribute are also considered to be of particular importance within the Ribble Valley Core Strategy. 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.”

Relative to the overall massing of the existing dwelling the proposed development seeks a modest increase in footprint of approximately 4.2 x 4.8 metres on the ground floor of its rear elevation through the introduction of a flat roof extension with roof lantern which will measure 3.3 metres to ridge height. This is a modest and acceptable addition which is wholly subservient to the host property and therefore is acceptable in this regard. 

The larger element of the scheme proposes the replacement of an existing conservatory with a two-storey, hipped roof rear extension which will extend from an existing single storey element of the dwelling on the south-east (side) elevation which is also to be created into two stories. Whilst this element will undoubtedly increase the massing and cubic volume of the property as a whole, it is not considered that this part of the scheme is disproportionate to the host property. The two storey elements will be contained entirely within the existing footprint of the dwelling and possess a consistent eaves height of 5.65 metres with a ridge height well below the main household which will which ensures subservience whilst also improving the property’s legibility by delineating the original dwelling and its more recent additions.

That aside, the elevational language and materials proposed as part of the development are also consistent to the parent dwelling which help to create a considered, reflective and sympathetic development. Brickwork to match existing will be used across the development in combination with stone surrounds, sills and heads to all openings which reflect those on the dwelling in its current form and are an important characterising feature. This, in combination with the use of natural slate, results in a development which satisfies the tests of Policy DMG1 and does not endanger the visual amenities of the dwelling, street scene or surrounding landscape.


	Highways and Parking:

The highways authority have reviewed the scheme and have no objection to the development. The application property features a large curtilage with enough hard surfaced area to accommodate vehicles to the extent that the proposed development will not have undue impact upon highways safety, amenity or parking in the immediate vicinity.


	Ecology:

A bat scoping survey undertaken in November 2022 found no evidence to suggest present or historic bat activity within the roof of the building. Consequently, the building is considered to be of negligible habitat value for roosting bats and on-site mitigation is not deemed necessary.


	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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