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	Application Ref:
	3/2023/0334
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	Date Inspected:
	05/07/23
	

	Site Notice Exp.
	26/07/23
	

	Officer:
	KH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of the existing 2-storey conservatories and replacement with a 2 storey side extension.  Demolition of existing garage and construction of a 2 storey replacement garage with guest suite above, attached to the main house. 

	Site Address/Location:
	White Hill Back Lane Read BB12 7QP

		

	CONSULTATIONS: 
	Parish/Town Council

	Read Parish Council – No response.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	Public:
	

	No response.

	Planning History:

3/2008/0777 Construction of outbuilding to house swimming pool and garages – Approved.

3/2008/0176 – Construction of outbuilding to house swimming pool and garages – Approved.

3/2007/1055 – Construction of outbuilding to house swimming pool and garages – Approved.

3/2007/0644 – Construction of garage block with dog kennels and garden store – Approved.


	RELEVANT POLICIES:

	Ribble Valley Core Strategy: 

Key Statement DS1 – Development Strategy
Key Statement DS2 –Sustainable Development
Key Statement EN2 – Landscape

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

National Planning Policy Framework


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

The site is a large, detached dwellinghouse set in extensive grounds, screened by dense, mature woodland set within Open Countryside with an existing vehicle access off Back Lane. 

The application site is surrounded by protected woodland that is covered by Tree Preservation Order 1961, Sabden, Read, Simonstone.

This application seeks permission to demolish existing conservatories and garage block and erect replacement domestic buildings.


	Principle of Development:

The erection of domestic extensions to this property is acceptable subject to accordance with the relevant national and local plan policies.

The buildings proposed to be demolished are a garage block which consists of a double car garage with workshops and store. The greenhouse to the rear would remain.

The two conservatories to be demolished are attached to the southern (side) gable elevation and comprise a boot room and store at the lower ground floor level and a conservatory and laundry room at ground floor.

The proposed two storey extension would link with the existing house and provide a triple car garage, plant room, boot room, games room with bar and living area with access to a wrap around external terrace.

At ground floor there would be a guest bedroom suite (comprising a bedroom, living area, ensuite and dressing areas) a pantry, a kitchen/dinging/living area and link through to the existing house with double height open stairwell.

The extension measures a maximum of 7.4m wide and 9.6m projection from the rear elevation with a height of 4.38m (6.61m to ridge) and 29.33m long and 8m wide to the side projection with a height of 5.5m (7.4m to ridge) all materials shall be in natural stone and Grey stone slate to match the existing house. All windows would have stone surrounds and Dark Grey metal window frames to match the existing house.


	Impact on Landscape/Visual Amenity:

Any development should be of a high standard of design and in keeping with the character of the open countryside location.

Although there are many public footpaths which cross the adjacent land there are no public views into the site from the highway and surrounding countryside which is well screened by mature trees.

The design is an acceptable one and the use of matching materials would ensure that the extensions blend in with the original dwellinghouse.  Whilst the proposed extensions are large they will replace other similar sized extensions with the exception of the rear two storey projection and rear terrace which will provide level access to the lower level garden space and would not be overly prominent or excessive given the extent of the original property.

No additional long term impacts on visual amenity are likely to occur from these proposals.


	Impact on the Residential Amenity:

The nearest properties are Whittaker’s Farm and New Hall Cottage both over 400m to the west and south west respectively.

Therefore it is not considered that the proposed changes would result in any detrimental impact to the residential properties.


	Trees and Ecology:

A bat survey has been submitted with the application which concludes that no evidence of bats or breeding birds was recorded and that the property has negligible roosting potential.

The installation of a Greenwoods Ecohabitat Two Chamber Bat Box or Kent Bat Box within the site would provide roosting potential for the local bat population.  This can be achieved by an appropriate condition attached to any permission.

There are mature trees around the perimeter of the site which are within falling distance of the proposed extensions, however, none of these would be unduly affected by the proposals as they replace existing structures on hardstanding/lawned area.

The erection of protective fencing to ensure none of these are adversely affected during construction works would be appropriate. 


	Highways:

LCC Highways have no objection to the proposed extensions.


	Conclusion:

The proposed residential extensions would not result in any unacceptable impact on the protected woodland and its associated habitat nor result in any adverse impact on the amenity of nearby neighbours.

Taking into account the above, the proposal would accord with Key Statement EN2 and policies DMG1 DMG2.


	RECOMMENDATION:
	That planning consent be approved subject to appropriate conditions.
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