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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed integral garage conversion, demolition of conservatory and outbuilding and single storey extension to side and rear and new patio to side and rear. 

	Site Address/Location:
	Lower Standen hey, Whalley Road Pendleton BB7 1PP.

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	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 DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2010/0684: Erection of a conservatory. (approved with conditions). 

2010/0623: Application for a Certificate of Lawful Development to formalise that a material start has been made within the three year time condition imposed on planning consent 3/2005/0927P. (approved). 

2005/0927: Proposed kitchen extension to provide improved living and dining space. Alterations to existing residential outbuilding to form a granny annex ancillary to the main dwelling. Demolition of existing garden sheds and new garden store constructed. Associated external works and landscaping. (approved with conditions). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property accessed via a private track off Whalley Road in Pendleton. The application dwelling itself is not on any designated land and the surrounding area is predominantly residential. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey side and rear extension following the demolition of the existing conservatory and outbuilding. The application also seeks consent for conversion of the integral garage to provide an additional bedroom. The first floor will also be reconfigured to accommodate more suitably sized bedrooms. 


	Impact Upon Residential Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that all development must 

· Not adversely affect the amenities of the surrounding area. 
· Provide adequate day lighting and privacy distances. 
· Have regard to public safety and secured by design principles.
· Consider air quality and mitigate adverse impacts where possible.

The nearest neighbouring property, known as Starlings, is approximately 50 metres from the proposed developemnt. Given that the proposed extension will replace an existing outbuilding and conservatory, comprising a similar footprint, it is not considered there will be any adverse impact on residential amenity as a result of the proposal. 


	Visual Amenity/External Appearance:

The principal elevation of the dwelling will remain largely consistent in appearance with the existing dwelling, except for the introduction of two window openings where the existing garage doors are located. When viewed from the front, the side extension will be similar in appearance to the existing outbuilding. As such, it is not considered there would be any visual harm to the appearance of the dwelling in this respect. 

The proposed side extension will replace the existing outbuilding, which is to be demolished. In respect of scale, the proposed side extension will comprise a footprint that is only marginally larger than the existing outbuilding, measuring approximately 8m in width. The proposed rear extension will replace the existing conservatory. The proposed rear extension will comprise a larger footprint than said conservatory but measuring approximately 4.6m by 12m it is still considered modest in relation to the existing dwelling. There will be a small ‘infill’ extension connecting the whole development which will accommodate a dining room. It is therefore considered that the development will take a subservient position given the amount of built form will not greatly increase in comparison to the existing arrangement at the dwelling. 

In regard to materials, the proposed development will be constructed in natural coursed stone and roughcast render to the elevations, with uPVC or aluminium framed windows and doors and a natural slate roof. All of these materials are consistent with those found on the existing dwelling and as such the development will integrate sufficiently whilst not harming the character of the dwelling. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and are of the opinion the proposal will not harm highway safety or amenity and consequently they raise no objection. Despite the loss of existing garages, a sufficient amount of parking will be retained. 


	Landscape/Ecology:

No ecological constraints identified. 


	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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