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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Single storey extension to provide specialist care residential facility for person with complex needs with associated staff accommodation (pursuant to variation of conditions 2 (plans) and 3 (materials) of planning permission 3/2022/0017)

	Site Address/Location:
	Ellerslie House, Ribchester Road, Clayton Le Dale, BB1 9EE

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received within consultation period. 

	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0017: Single storey extension to provide specialist care residential facility for person with complex needs with associated staff accommodation (Approved)

3/2017/1108: Demolition of existing garage/store. Proposed single storey rear extension and proposed double garage and home office (Approved)

3/2016/0393: One proposed dwelling (Refused and appeal dismissed)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling known as Ellerslie House, located within the open countryside, approximately 420m south of the defined settlement area of Copster Green and 300m north-west of Wilpshire. The application site is accessed off Ribchester Road and the property itself is a relatively large dwelling which also benefits from a number of outbuildings and extensive front and side gardens. The main dwellinghouse is finished in stone to the front elevation and render to the side and rear elevations and the site benefits from no other designations or constraints. 


	Proposed Development for which consent is sought:

Planning consent was granted under application 3/2022/0017 for a single storey extension to provide a specialist care residential facility for a person with complex needs with associated staff accommodation. This application seeks consent for a variation to the design of the approved development with the revised scheme to comprise the following changes: 

· A reduced extension footprint to the rear;
· New internal layout which would result in changes to the alignment and design of fenestration to all elevations;
· Omission of the glazed canopy over the entrance door to the south-western elevation and replacement with a continuation of the overhang that covers 3 sides of the extension;
· Removal of timber double door with vertical office vision panels to the south-western elevation and replacement with a wider single timber door with glazed side-light; 
· Removal of mono-pitch glazed rooflights with solid wall upstands and replacement with 2no. new rooflights;
· Omission of green roof and solar panels;
· Change to the external building materials – replacement of the approved random uncoursed stone to the side and rear elevations of the development with off-white render

The applicant has stated that the amendments are required in order to reduce the building cost of the proposal, which is currently vastly over budget and un-achievable, and improve the scheme to better support the care needs by providing additional specialised living and care space. Accordingly, consent it sought to replace the approved plan numbers forming part of previous planning application 3/2022/0017 with revised plans submitted as part of this S73 application.


	Impact Upon Residential Amenity:

The proposed variation to the originally approved scheme would involve some minor alterations to the alignment and design of the fenestration to all elevations of the development. Despite this, the proposed amendments to the side and rear elevation would provide similar views to those afforded by the window configuration previously approved. Furthermore, whilst increased glazing would be introduced to the front elevation of the extension, the approved building would remain approximately 30m away from neighbouring property situated to the opposing side of Ribchester Road and would be adequately screened by the existing boundary treatment and mature trees which border the property’s south-western curtilage boundary. As such, it is not anticipated that the proposed variations would be harmful to the amenity of any neighbouring residents. 


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’. Furthermore, emphasis is also placed on visual appearance and the relationship to surroundings.

In this instance, consent is sought for an amendment to the external materials, with the proposed change involving the incorporation of off-white K-render to the side and rear elevations of the previously approved structure. The materiality of the existing property comprises of stonework to the front elevation and render to the side and rear elevations, and whilst the proposed off-white K render would not match the existing render featured to the dwellinghouse, this type of rendering is well established within the locality, with numerous properties along Ribchester Road featuring off-white render to their external elevations. The proposed retention of stonework to the front elevation of the development and addition of render to the side and rear elevations would therefore reflect the existing vernacular of the host property and appear visually in keeping with the surrounding area. Moreover, the proposed amendments to the external fenestration and roof design of the extension would not cause the quality of the approved development to be materially diminished, with the removal of the mono-pitch roof lights arguable reducing the overall impact of the development upon the street scene. The reduction in the extension footprint to the rear would also not be visible from the public highway. In view of the above, the proposed variations would not be harmful to the visual amenities of the immediate or wider locality and would be compliant with the aims and objectives of Policy DMG1 of the Core Strategy. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed amendments sought to the originally approved development would have no impact upon any neighbouring residential properties and would not result in any harm to the visual amenities of the area. The quality of the previously approved development would also not be materially diminished as a result of the proposed changes to the permitted scheme. 

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 the variations to conditions 2 (Plans) and 3 (Materials) of planning permission 3/2022/0017 be approved. 
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