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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed roof alterations, lifting ridge by 1m and incorporating new dormer windows to front and rear. Single storey rear extension to form utility area. 

	Site Address/Location:
	Fernhill, Ribchester Road, Clayton-le-Dale, BB1 9EG

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to the imposition of conditions.  

	

	CONSULTATIONS: 
	Additional Representations.

	None received within consultation period. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1987/0515: Rear extension and internal alterations to form dormer bungalow (Approved) 

6/9/4096: Kitchen extension (Approved)

6/9/4055: Lounge extension (Refused) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow at Fernhill, accessed off Ribchester Road. The property benefits from an existing single storey flat-roof rear extension and detached outbuilding. The site is located within the open countryside, approximately 250m south-west and 700m north-west of the defined settlement boundary of Copster Green and Wilpshire respectively. The surrounding area is predominantly residential with an area of open fields located directly to the rear of the property. The site also benefits from no other designations or constraints.


	Proposed Development for which consent is sought:

Consent is sought for alterations to the roof to accommodate first floor living, including the raising of the roof pitch by 1m and the addition of new dormer extensions to both the front and rear elevations, and the erection of a single storey rear extension. 

The proposed 2no. front dormer windows would project approximately 2.8m from the front roof slope and would have an individual width of 1.4m. The proposed development would incorporate a pitched roof form which would measure 1.8m to the ridge, with the eaves falling to approximately 0.9m.  

The proposed rear dormer extension would project 3.2m from the rear roof pitch and would extend a length of 9.2m. A flat roof design would be featured which would measure 2.1m in height and the proposed development would feature 2no. windows and a Juliet balcony to its rear elevation. 

The proposed single storey rear extension would project approximately 4.4m from the rear elevation of the main dwellinghouse to align with the rear elevation of the existing rear extension and extend a width of approximately 1.8m. A slight mono-pitch roof form would be incorporated measuring 2.64m at the highest point, with the eaves falling to 2.25m to match the existing extension. To the rear elevation of the proposal, 1no. window would be installed along with 1no. single door to the north-western facing side elevation. 

As part of the overall proposal, the existing door to the south-eastern facing side elevation of the existing extension would also be removed and the window to the rear elevation of the main dwellinghouse, serving the bedroom, would be repositioned in order to accommodate the proposed ground floor extension. 

In regard to materiality, the new roof pitch would comprise of concrete tiles to match the existing dwellinghouse, whilst the proposed dormer extensions would be finished in Marley concrete cladding. The external walls of the proposed rear extension would also incorporate brickwork and render to match the external appearance of the existing property. 

The existing vehicular access off Ribchester Road will also be widened as part of the development to measure approximately 6.35m, allowing improved views when exiting the site. The existing dry stone boundary wall and hedging will also be reduced to no more than 1m in height. 


	Principle of Development:

The proposal relates to a domestic extension and alterations to a residential dwelling and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The application dwelling has one adjacent neighbour known as Aysgarth, situated to the north-west of the application site. It is acknowledged that Ribchester Road itself comprises a slight incline from north-west to south-east resulting in the application property taking a slightly elevated position in comparison to the neighbouring dwelling. Despite this, Aysgarth does not feature any existing windows within its south-eastern facing gable elevation and the adjacent property is separated by a distance of approximately 3.8m. It is therefore not considered that the proposed raising of the roof pitch would inflict any significantly detrimental sense of overbearing or loss of light upon the residents of this neighbouring property that would warrant the refusal of the application. 

The proposed development would also introduce new dormer extensions to both the front and rear of the application property. Whilst the front dormer windows would face towards the residential properties to the north of the application site, the proposed additions would be set over 40m from the main dwellinghouses of these properties, situated to the opposing side of the Ribchester Road. The front dormer windows would therefore be a sufficient distance from these facing properties and as such would not result in any adverse overlooking issues. Furthermore, the proposed rear dormer windows would provide views solely towards the rear garden area and open fields which border the property to the rear, with no neighbouring dwellings being sited to the south of the application site. As such, no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the proposed works. 

In regard to the proposed single storey rear extension, the proposed development would project no further than the existing flat roof single storey extension and would be sited approximately 4m from the common boundary with the neighbouring property of Aysgarth. In addition to this, the proposed addition of 1no. window to the rear elevation of the extension would provide views similar to those afforded by the existing ground floor fenestration. It is therefore not anticipated that the proposed single storey rear extension would result in any unacceptable impact upon the amenity of any neighbouring residents. 


	Visual Amenity/External Appearance:

The proposed rear dormer would span most of the width of the property’s rear roof plane, however the dormer would be set well back from the eaves of the property and below the roof pitch of the host dwelling and would therefore not appear over dominant in terms of its overall cubic volume. 

The proposed single storey rear extension would comprise a relatively modest footprint, projecting 4.4m from the rear elevation of the dwellinghouse to align with the existing single storey addition and extending a width of 1.8m with a maximum height of 2.64m. The proposed development would therefore appear wholly subservient to the primary dwelling and appropriate in size for a single storey rear extension. In addition to this, the proposed single storey extension and rear dormer would not be readily visible from within the public realm and as such pose no threats to the visual amenities of the surrounding area. 

The proposed raising of the roof pitch and addition of dormer windows to the front elevation would be visible from the public realm. The application property takes a slightly elevated position in relation to the neighbouring property of Aysgarth and therefore the ridge height of the application property is already visibly higher than that of the adjacent property. In addition, the existing street scene of Ribchester Road is characterised by varying house types and architectural features, with no uniform roof pitch. The proposed front dormer extensions would also be modest in both size and design and would be set approximately 14m from the main highway of Ribchester Road. As such, it is not considered that the proposed roof extension or addition of front dormer windows would appear as an incongruous addition to the application dwelling or wider street scene. 

The proposed works would also incorporate materials appropriate to the external appearance of the existing property, including matching concrete roof tiles, concrete cladding, brickwork, and render. The proposed development would therefore visually integrate with the existing built form of the property and as such, would not be harmful to the character of the host property or the visual amenities of the wider locality. 


	Highways and Parking:

Lancashire County Council Highways have been consulted in relation to the proposal and raise no objections to the proposal subject to the imposition of conditions. 

As part of the proposed development, the existing site access off Ribchester Road would be widened to 6.35m. This would comply with the LHAs guidance for accesses serving a single dwelling. The existing stone boundary wall and hedging would also be altered to form the new access and reduced to no more than 1m in height. However, to undertake the works to the access, the applicant will be required to submit a vehicle crossing application, with several kerbs needing to be dropped in order to facilitate the proposed alterations to the existing access. During the construction phase, the applicant will also be required to obtain a permit from the LHAs Operations team in order to work on, or immediately adjacent to, the adopted highway network. 


	Landscape/Ecology:

A preliminary bat roost survey was carried out at the application property on 26th May 2023. The building, when assessed in combination with location and surrounding habitat was observed to have a low level of bat roost potential. A single emergence survey was also carried out on 28th May 2023, no bats were observed to emerge from the building and general bat activity in the local area was characterised by a low level of common pipistrelle bat foraging activity. Given pipistrelle bats are considered an opportunistic species and it is possible for individuals to be found during works, even where surveys have had negative results during preliminary and activity surveys, a cautionary approach is advised. All contractors should therefore be made aware of the legal protection afforded all species of bats in the UK and procedures should be in place to mitigate for the potential impact on bats before any building work is undertaken. Roof work should also take place following an evening temperature of +5c and roof tiles should be removed by hand. In the unlikely event that any bats are discovered, disturbed, or harmed during the development, all work must cease immediately, and further advice be sought from a licenced ecologist. 

It is also recommended that additional mitigation measures be implemented on site. A condition has therefore been attached to the accompanying decision notice with regards to the provision of a bat box in order to enhance biodiversity and roosting opportunities. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed development would not lead to any loss of privacy, natural light, or outlook for any neighbouring residents. Furthermore, the proposed development would serve as an appropriate addition to the property without having any undue impact upon the character of the host property or visual amenities of the surrounding area. 

It is 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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