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	Officer:
	Lyndsey Hayes
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Retrofit and refurbishment works to fit external wall insulation with a render finish to the exterior of the houses and associated roof extensions

	Site Address/Location:
	Nos 1 2 3 4 5 6 9 12 15 18 19 20 29 34 35 38 Kirkfield Chipping PR3 2GL

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	

	CONSULTATIONS: 
	Additional Representations.

	Representations received from two households raising the following concerns:

· Unsure what the brick effect render will look like
· Unsure about construction details e.g. if there will be sufficient protection to prevent water ingress into neighbouring properties, finish detail to intersection of insulation and garden walls/fences, impact on gutters and lead flashing and making good any damage.
· Unhappy in providing access to facilitate the works.
· Concern about neighbour notification

In response, render details have been provided showing this as a light grey colour which will blend in with those adjoining properties that aren’t undergoing the refurbishment; concerns about construction details have been referred to the applicant but are not a material planning consideration and largely fall to be dealt with under the party wall act; and a site notice was displayed at the entrance to Kirkfield along with the issuing of neighbour letters.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS2 – Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 – Landscape and Townscape Protection 
Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 16 dwellings owned by Onward Housing Association located on Kirkfield, Chipping. Kirkfield comprises of groups of terraced properties, both single-storey and two-storey, with concrete blockwork finish. The application incorporates two blocks of single-storey terraces (No’s 1-3 and 4-6), as well as mid-terrace and end-terrace dwellings set within larger blocks alongside other dwellings that are not part of the application. 

The site is to the west of Kirklands which has experienced a similar treatment of external insulation and re-rendering on some of its properties (permitted in 2014).  

Kirkfield is located outside of Chipping Conservation Area, and to the north of the recreation ground. It is however located within the Forest of Bowland National Landscape.


	Proposed Development for which consent is sought:

This application seeks approval to install external wall insulation (EWI), with a new smooth render finish and roof extensions to allow eaves to be extended past the EWI of up to 40mm. The existing windows are white UPVC and the application also states where applicable these are proposed to be replaced like for like. Other remedial works which may be required include new black uPVC rainwater goods and replacement canopies, wall fixtures, soil vents, fences to be cut back etc. These aspects of the works would not require planning permission.

Some of the existing properties have air source heat pumps with timber enclosures which would require removal and reinstatement (NB no new or replacement air source heat pumps are proposed).


	Principle of Development

Works of extension and alteration to existing dwellings are generally acceptable in principle subject to other material considerations below.


	Design and Visual Impact / Impact upon National Landscape and Conservations Area:

The design and appearance of the existing dwellings are not the traditional vernacular of buildings within the National Landscape and are not considered to be of any particular architectural merit. Nor are they considered to enhance the significance of the setting of the nearby conservation area. Nevertheless it is important to ensure that the proposed development would preserve and/or enhance the character, setting, appearance and visual amenities of the National Landscape.

The new EWI / render finish would act as a second skin and together with the extended roof eaves would result in a minor projection however this is not considered to be readily visible when viewed in the wider streetscene and from the nearby conservation area. For those properties that adjoin onto dwellings excluded from the scheme of works this would result in a visible break/step between walls as well as eaves, and this piecemeal approach is less desirable, however given the minor visual impact compared against the overall scheme benefits, this in itself is not considered a reason to refuse the application. It was initially proposed to use a cream render however to minimise the visual impact and complement the existing concrete blockwork, a light grey render is now proposed. 

As there would be no resultant impacts on the nearby conservation area it is not necessary to assess the proposal against Key Statement EN5 and Policy DME4. The proposal is considered to preserve the National Landscape character having regard to policy DME2.

As such, taking account of the above matters, it is not considered that the proposed development raises any conflict with policy DMG1 or DME2 of the Ribble Valley Core Strategy.


	Impact Upon Residential Amenity:

The proposed works would not result in the dwellings increasing in footprint or height, and the modest increase in projection would have no material impact upon the residential amenity of neighbouring properties. Therefore the proposal does not result in any conflicts with Policy DMG1 in respect of residential amenity.


	Landscape/Ecology:

A preliminary roost assessment submitted with the application identifies a confirmed bat roost within the loft space of 1 Kirkfield and that further surveys are required. A bat emergence and re-entry survey was duly carried out at this property in August ’24 which identifies a common pipistrelle day roost x1 individual bat. As the proposed works will result in the disturbance of this bat roost the development will require a bat mitigation license from Natural England. 

In order for the NE licence to be granted, NE requires 3 tests for the development to be met: (a) Preserving public health or public safety or other imperative reasons of overriding public interest; (b) there is no satisfactory alternative; and (c) the action will not be detrimental to maintaining the population of the species concerned at a favourable conservation status in its natural range. As competent authority the Habitats Directive places a duty on local planning authorities to consider whether there is a reasonable prospect of a licence being granted and apply the three tests. 

In terms of the first test, the proposal to refurbish and improve 1 Kirkfield alongside 15 other properties could be considered a reason of overriding public interest. In terms of the second test, there is no satisfactory alternative to achieve the refurbishment without disturbing the bat roost. The final test is an ecological one, which the submitted bat surveys say will be met as appropriate compensation / mitigation is possible. As all three tests have been met there is a reasonable prospect that NE would grant a licence for this development.  Therefore the proposal would satisfy policy DME3 of the Core Strategy which seeks to resist development proposals likely to have an adverse effect on protected species unless it can be clearly demonstrated that the benefits outweigh the local and wider impacts.


	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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