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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Lift eaves to create additional floor extension.

	Site Address/Location:
	The Follies Bungalow Vicarage Lane Wilpshire BB1 9HY

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections raised.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections raised.

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	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 DME3 – Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1995/0325:
Retirement Annexe.  (Approved)

3/2000/0627:
Variation of section 106 agreement and condition 3 of 3/95/0325 to permit the bungalow to be let separately from The Follies.  (Approved)

3/2003/0873:
Use of building as an independent dwelling.  (Refused) (Appeal dismissed)

3/2022/0281:
Variation of S106 Agreement of planning application 3/1995/0325 and first variation 3/2000/0627. Proposed removal of the remaining occupancy restriction within the S106 to allow the property to be sold as an independent dwelling. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to former ‘annexe’ associated with The Follies off Vicarage Lane, Wilpshire, now occupied independently.  The site is located within the defined open countryside being on land located outside any defined settlement limits.


	Principle of development:

Previous decisions to relax s106 agreements that had previously secured occupancy restrictions have effectively created an independent residential planning unit, which is no longer considered ‘ancillary’ to the primary household of “The Follies”.  

The proposed development would not result in an increase to the residential curtilage and so the principle of an extension to an existing dwelling is acceptable in principle.


	Design and Visual Amenity

Revised plans have reduced the scale and massing of the proposal and created a staggered roofline such that the greatest extent of roof lift will be to the main footprint of the existing dwelling. This will be an asymmetrical roof (similar to existing) extending to a maximum height of 7.9m. In front of this, the roof lift will remain two storey but will be set down from the main eaves and ridgeline (maximum height of 6.2m). In front of this the garage will remain single storey. There is no change to the building footprint. 

Existing first floor openings will be infilled and new openings at a higher level created. New ground floor openings are also proposed along with rooflights to the garage. The new walls will be constructed in matching stone and the new roof in grey roof tiles. Windows and doors will be black aluminium. 

Dwellings in the vicinity of the site vary in scale and type and include large two storey buildings. In this context the resultant dwelling will not result in an over dominant or unsympathetic addition in this rural location and is acceptable having regard to policy DMG1.


	Impact on Residential Amenity

The Follies lies to the west of the site under separate ownership. Set within a large curtilage, the intervening distance between the two dwellings is such that no overbearing impact or loss of light would result. There is already an existing first floor bedroom window looking towards the adjoining boundary. The new first floor bedroom window on this elevation would be of the same size but slightly higher. No additional material overlooking issues would result from this change. A second first floor window is proposed on this same elevation, serving an en-suite, which can be conditioned as obscure glazed to avoid any additional overlooking issues.

A pair of semi-detached properties sit to the front of the application site. Again due to the intervening distance between these and the application dwelling there would be no unacceptable overbearing, loss of light or overlooking issues caused by the proposal.

The cottage to the east of the application site is a further distance away and in a similar manner will not be affected.

The proposal would satisfy policy DMG1 in terms of residential amenity.

	Highways and Parking

No highway or parking issues. There is sufficient parking within the site to accommodate the larger dwelling.


	Ecology and Trees

An ecology report supports the application confirming a low risk to bats but a high risk to nesting birds. Precautionary measures are recommended to mitigate the impact on nesting birds which can be secured by condition. As such no unacceptable impact upon ecology are identified and the proposal satisfies policy DME3.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	Grant planning permission subject to conditions.
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