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	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two-storey extension to rear, single storey extension to side and new first floor window to side. 

	Site Address/Location:
	9 Berkshire Close, Wilpshire, BB1 9NG

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Wilpshire Parish Council was received on 28th April 2024 seeking clarification on the 2no. classrooms annotated on the plans. Confirmation that the classrooms would only be used for personnel use was passed on to the Parish Council on 4th September 2024 and no further comments have been received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection have been received. The concerns raised within the letter can be summarised as below: 

· Inaccuracy of the submitted plans;
· Loss of light; 
· Overlooking and loss of privacy;
· Damage to retaining wall. 

Following discussions with the agent, amended plans have been received correcting the inaccuracies detailed on the plans originally submitted the application. 

In addition to this, damage to retaining and/or party walls is a private legal matter and does not form a material planning consideration in the determination of this application. 

The remaining concerns are addressed within the Residential Amenity section of this report. 


	

	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
Policy DME3:      Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2000/0154: First floor extension (Approved). 

3/1996/0720: Conservatory extension (Approved). 

3/1996/0161: Extension to form new lounge and conversion of garage and new garage (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two-storey dwellinghouse at no.9 Berkshire Close. The property comprises red facing brickwork and render to its external elevations, along with grey roof tiles and uPVC windows and doors. The dwelling benefits from an existing two-storey side extension, single storey side extension and single storey rear extension. The site to which the application relates is located within the defined settlement area of Wilpshire, with the application property benefitting from no other designations or constraints. 


	Proposed Development for which consent is sought:

Consent is sought for a proposed two-storey rear extension and single storey side extension. 

The proposed two-storey rear extension would project approximately 3.6m beyond the rear elevation of the application property and would extend a width of 6.8m. A pitched roof form would be featured which would measure 5m to the eaves and 7.4m to the ridge, whilst to the rear elevation a set of sliding doors would be featured at ground floor along with 2no. windows as first floor level.

The proposed single storey side extension would project 3m from the side elevation of the application property and would extend a total depth of 5.1m to align with the side elevation of the existing single storey garage and rear elevation of the proposed two-storey addition. A lean-to roof design would be incorporated with an eaves and ridge height of 2.3m and 3.4m respectively. To the northern side elevation of the proposal, 2no. windows would be featured, along with 1no. personnel door to the rear elevation. 

As part of the overall development, the roof of the existing single storey rear extension would be extended to adjoin the southern side elevation of the proposed two-storey extension, whilst 1no. additional window would be included to the northern gable elevation of the main dwellinghouse at first floor level. 

In regard to materiality, the proposed development would be finished in red facing brickwork, grey roof tiles and uPVC windows to match that of the existing property. 


	Principle of Development: 

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


	Impact Upon Residential Amenity

The rear elevation of the application property is set back from the rear elevation of no.7 Berkshire Close, resulting in the proposed development projecting approximately 5m beyond the rear elevation of this neighbouring property. It is also noted that the application property is sited on slightly higher ground compared to that of no.7 Berkshire Close. 

Despite this, no.7 Berkshire Close benefits from an existing single storey integral garage situated close to the shared boundary with the application property and following discussions with the agent, an amended proposed site plan has been submitted showing the proposed development to comply with the 45-degree line test when drawn from the nearest habitable room window. It is therefore not anticipated that the proposed development would result in any significant detrimental harm upon the occupiers of no.7 Berkshire Close by way of overshadowing, loss of outlook, or daylight that would warrant the refusal to grant planning permission in this particular instance. 

Furthermore, the proposed openings to the rear of the development would remain in excess of 25m away from nos. 7 and 9 Shropshire Drive and therefore no significant degree of overlooking or loss of privacy are anticipated in this respect. The windows proposed to the northern elevation of the single storey side extension and main dwellinghouse would face towards no.7 Berkshire Close which benefits from a number of existing windows to its southern elevation. However, these neighbouring windows do not appear to serve habitable rooms. In addition to this, the view provided by the new first floor window would be similar to that afforded by the existing first floor window in the northern side elevation of the application property which currently serves a bedroom. As such, it is not considered that the proposed openings would have any additional material impact upon existing privacy levels.  

Taking account of the above, it is not considered that the proposed development would result in any significant detrimental harm upon the existing amenities of any nearby residents by way of overshadowing, loss of outlook, daylight or privacy that would warrant the refusal of the application. 
 

	Visual Amenity/External Appearance:

The proposed two-storey extension would extend the full width of the original property and would have an eaves and ridge height that would match that of the existing. Despite this, the proposed extension would not be afforded a high level of visibility from the adjacent public realm being screened from view by the application dwelling itself. In addition to this, the proposal would remain sympathetic to, and reflective of, the existing dwellinghouse by virtue of its outward projection and overall design and would therefore not appear an overtly incongruous or out of keeping addition to the host property or surrounding area. 

In relation to the proposed single storey side extension, this element of the proposal would extend an additional 5.1m beyond the rear elevation of the existing single storey garage and 3.6m from the rear elevation of principal dwellinghouse. In this context and given the proposal would not take a visually prominent position along Berkshire Drive, it is not anticipated that the proposed extension would result in any undue harm upon the application property or wider street scene in general. 

Taking account of the above, it is not considered that the works proposed would result in a significantly detrimental impact upon the existing visual amenities of the immediate or wider locality that would warrant the refusal to grant planning permission. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objections. The submitted plans show that the proposal would not result in an increase in the number of bedrooms at the site, nor would it include any alterations to the existing parking arrangements. As such, the proposal is considered to be acceptable in regard to highway safety and parking. 


	Landscape/Ecology:

An Inspection and Assessment in relation to Bats and Breeding Birds Report was submitted with the application, dated March 2024. The report concluded that the application property offers moderate bat roost suitability with a collection of droppings accredited to a bat of the Pipistrellus genus being observed within the northern half of the loft space, close to the eastern gable.  As such, further surveys were recommended by the surveyor, including two dusk/ emergence surveys conducted during the active season (May to August). 

Following discussions with the agent, a Dusk Emergence Bat Survey has been submitted, dated July 2024, confirming that no bats were observed emerging from or re-entering the property. However, it is considered that the building supports a day roost of common pipistrelle, with the roost access point likely to be behind the dry verge capping at the gable end of the building. 

Given the proposed works would disturb bats and remove access to a common pipistrelle day roost, a Natural England European Protected Species Mitigation Licence will be required to legally permit works to commence. 

In order for the Natural England License to be granted, Natural England requires three 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 concerns 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. 

Additional supporting information submitted as part of the application is considered sufficient to meet test one and two. The final test is an ecological one, which the accompanying report states can be met as appropriate compensation/ mitigation is possible. 

Accordingly, the proposed development would meet the requirements of all three tests and as such, there is considered to be a reasonable prospect that Natural England would grant a licence for the proposed development. The acquisition of a Natural England Licence and incorporation of the additional mitigation measures referred to within the report have been secured by way of appropriate planning conditions. 


	Other Matters: 

It is recognised that additional exempt information has been submitted to the authority alongside this application. These considerations do assist in justifying the limited harm that would be inflicted as a result of the scheme. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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