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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two-storey side extension, single storey rear extension with elevational remodel and creation of a new porch/front canopy. 

	Site Address/Location:
	22 Berkeley Drive Read BB12 7QG

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	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 DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant History. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached dwelling within the defined settlement boundary of Read. The surrounding area is predominately residential and is typified of numerous other detached dwellings. The property itself comprises red brick elevations, concrete roof tiles and white uPVC windows. 


	Proposed Development for which consent is sought:

The application seeks consent for the erection of a two-storey side extension and single storey rear extension to accommodate extended living space to the ground floor and an additional bedroom with ensuite to the first floor. The application also involves a remodel of the front elevation to include a front porch/canopy. The proposed materials consist of render, timber effect cladding and anthracite uPVC windows. 


	Impact Upon Residential Amenity:

The proposed two storey extension is sited adjacent to the adjoining shared boundary with No.18 Berkeley Drive. There is an existing attached garage at the application dwelling sited at the North, that will be built upon to create an additional floor. No.18 benefits from a similar attached garage that will provide a level of screening of the proposed extension. There are no windows proposed on the south elevation so no adverse impact on privacy is expected resultant. 

The alternate neighbouring dwelling sited to the North is No.22 Berkely Drive. This property recently had an application approved for a two-storey extension sited adjacent to the shared boundary and single storey extension along the rear, similar to that proposed in this application. This extension is currently partially built and will extend approximately 3m from the rear boundary to run parallel with the single storey extension in this proposal. It is therefore considered that the proposed extension will not have an overbearing impact on the occupants at No.22. There is one habitable window on the Southern elevation of No.22 facing the proposed single storey extension, however this is a secondary window so it is not considered that the proposal would inflict a significant loss of light to warrant refusal. 

The proposed rear extension is to extend the entire width of the existing dwelling with large sections of glazing on the East elevation. These openings provide views solely of the rear garden and given there are no dwellings along the rear curtilage, no adverse impact in regard to privacy will be inflicted in this respect. 


	Visual Amenity/External Appearance:

The proposed two-storey extension is readily visible from the public realm and whilst it comprises a significant footprint, it is set back from the principal elevation at the first floor and the roof pitch falls below that of the main roof. As such, it is considered it takes a subservient position to the host dwelling. The rear extension is completely out of sight from the public realm and as such raises no concerns in regard to visual amenity. 

The application involves the introduction of various materials that are not currently present on the host dwelling. The elevations are to be finished in render, with some aspects finished in a timber effect cladding. Whilst the overall appearance of the proposal is quite modern in comparison to the host dwelling as it stands, there are numerous properties in the vicinity that have introduced both render and different forms of cladding, it is therefore considered that the proposal would integrate sufficiently into the street scene. 


	Highways and Parking:

LCC Highways raise no objection to the proposal given that it does adversely impact upon highway safety or amenity. 


	Landscape/Ecology:

A preliminary bat roost assessment was conducted at the application site on 23/03/2023. The survey concluded that there was no evidence of bats, and that roosting potential was negligible, therefore no further action is required. However, there it was considered that there is an opportunity to improve roosting potential for the local bat population and therefore it is advised that two bat boxes be incorporated into the development. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and 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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