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	Site Notice:
	10/05/2024
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing garage and utility room, erection of single-storey extension to rear and attached double garage to side, creation of new access/driveway with new gates and provision of new railing to boundary wall along Haigh Avenue with frontage. 

	Site Address/Location:
	Stoneroyd, Haugh Avenue Simonstone BB12 7HZ. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to condition. 

	

	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:

3/2014/0394: Single storey extension to the south elevation. (Allowed at appeal.)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling on a generous corner plot at the junction of Haugh Avenue and Whalley Road. The surrounding area is predominantly residential in nature and typified of varying styles of dwelling. The application site itself is not on any designated land. 

	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey rear extension and an attached garage to the side elevation of the dwelling, following demolition of the existing garage and utility room. The application also seeks consent for the construction of a new access and driveway with new gates along Haugh Avenue. 


	Impact Upon Residential Amenity:

The application dwelling has three adjoining neighbouring properties known as No.2 Haugh Avenue and No.1 and No.3 Scott Avenue. No.2 Haugh Avenue is located immediately to the North of the application dwelling, where the proposed new single storey rear extension is to be located. No.2 Haugh Ave benefits from a slightly higher ground level than the application dwelling and consequently there will be no loss of light or overbearing impact resultant.  

No.1 and No.3 Scott Avenue are located to the West of the application dwelling, where the proposed new garage structure is to be sited. No.3 Scott Avenue benefits from an existing outbuilding within the rear curtilage of the dwelling that will provide screening of the proposed development. There is also substantial boundary treatment between the application dwelling and No.1 Scott Ave to mitigate any significant overbearing impact or loss of light. 

As such, based on the above observations, no adverse impact on residential amenity is expected resultant of the proposal. 


	Visual Amenity/External Appearance:

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

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 application dwelling benefits from substantial and mature boundary treatment along the Southern boundary parallel to Whalley Road. As such, the proposed development is largely screened from view. However, some views of the development could be afforded from Haugh Avenue and as such careful consideration must still be given into the visual impact of the proposal. 

The proposed single-storey rear extension will replace the existing garage structure at the rear of the dwelling. The overall footprint of the extension is modest in relation to the application dwelling and as such will take a wholly subservient position to the dwelling. It is worth noting that the proposed rear extension could also be constructed under permitted development. Similarly, the propped garage structure is relatively modest in scale with the footprint being typical for a that of a double garage. 

Both of the proposed extensions will feature a flat roof design. Whilst a flat roof often isn’t acceptable, given the existing dwelling is already irregular in shape, it is not considered the development will materially alter the character of the dwelling. Furthermore, there are varying types of dwelling in the vicinity, so the introduction of a flat roof element of this nature in this instance will not impact the architectural rhythm of the area or read as out of character. The proposed materials are also consistent with those found on the application dwelling, as such the proposed garage and extension will integrate sufficiently into the application dwelling.  


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection subject to the imposition of conditions relating to the construction of the driveway and new access. It is not considered that there are any highway safety or amenity concerns. 


	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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