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	Development Description:
	Proposed erection of a single-storey extension to rear; alterations to fenestration; addition of new door openings and internal re-modelling. 

	Site Address/Location:
	Peele House, Sawley Clitheroe BB7 4LE 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	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
Key Statement EN2:	Landscape
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets
Policy DMH5:	Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling located within the defined settlement boundary of Sawley. The application site is located within Sawley Conservation Area and is within the designated National Landscape (formerly the AONB). The surrounding Area is predominantly residential and is typified of varying styles of property. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey rear extension to accommodate an open plan kitchen, living and dining area. The application also includes internally alterations consisting of the removal of the existing round floor w.c to be replaced with a new w.c and utility room part of the existing garage. The existing porch will be altered slightly internally with the existing window being replaced with a larger section of glazing. 


	Impact upon Listed Building(s) and Setting and Character of the Conservation Area:

Polic DME4 of the Ribble Valley Core Strategy states that 

Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

The application dwelling is sited within Sawley Conservation Area and is adjacent to the Grade II Listed Long Buildings. As such, careful consideration must be given into the impact of the proposal on the designated heritage assets. 

The application dwelling is a more modern building having been constructed in the late 20th Century, therefore there is no significant historic fabric to retain on the application dwelling itself. The proposed extension is sited to the rear of the dwelling and as such is not readily visible from within the Conservation Area. Given the modest scale of the proposal, paired with its siting, it is also not considered it would have any significant adverse impact on the setting of the adjacent listed buildings. 


	Impact Upon Residential Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

The proposed extension is sited to the rear of the application dwelling with the nearest neighbouring receptor being approximately 10 metres away. Given the modest scale and single storey nature of the development it is not considered there would be any adverse impact in respect of loss of light or sense of overbearing. 

The proposed French doors will provide views solely of the applicant’s rear garden. There is one window opening proposed on the Southern elevation of the extension. Whilst this faces the neighbouring property to the Souths rear garden, there is extensive boundary treatment and a sufficient distance between to mitigate any substantial potential for overlooking. 


	Visual Amenity/External Appearance:

The proposed rear extension is modest in terms of scale projecting approximately 3.9m from the rear elevation of the existing dwelling with a maximum height of 3.3m. Therefore, the proposed extension will take a wholly subservient position to the application dwelling. The extension will comprise a flat roof design, whilst this typically isn’t desirable, particularly within a conservation area, given the extension is well screened, it is not considered this would be of significant detriment to the visual amenities of the area. The extension will comprise a roof lantern which adds an element of architectural interest to the proposed flat roof. 

In respect of materials, the extension will be constructed in random rubble stone to the elevations with timber framed windows and doors. This is consistent with the application dwelling and properties in the vicinity; therefore, the extension will integrate sufficiently into the area. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal, given it consists of the conversion of the garage and alterations to the internal floorplan. 

The LHA have reviewed the supporting documents and note that the number of bedrooms at the site will likely increase from 3 to 4. For the site to comply with the parking standards as defined within the Joint Lancashire Structure Plan, the LHA require 3 car parking spaces to be provided. 

However, the site can only provide 2 car parking spaces with the integral garage not having the adequate internal dimensions to provide a car parking space. With the LHA requiring the garage to be a minimum of 6m x 3m. 

Despite the shortfall in parking, the LHA have no objection to the proposal. This is because any shortfall in parking at the site is unlikely to lead to any inappropriate parking on the adopted highway, with the dwelling being located on an unadopted track, approximately 49m from Sawley Road. 

As a result, the proposal is unlikely to have a material impact upon highway safety and so the LHA have no objection to the proposal, subject to the imposition of conditions.


	Landscape/Ecology:

The application has been accompanied by a flood risk assessment. The proposed developemnt is located within flood zone 1 and consequently has low probability of flooding, therefore no flood risk measures are deemed necessary. 


	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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