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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing front porch and construction of single-storey extension to front, side and rear. First floor extension over existing pitched roof above garage. 

	Site Address/Location:
	23 Harewood Avenue, Simonstone BB12 7JB. 

		

	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

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Simonstone. The surrounding area is predominately residential in nature, being typified of varying styles of detached, semi-detached and bungalow properties. 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 first-floor extension over the existing attached garage, which will replace the existing steep pitched garage roof. The application also seeks consent for the construction of a single-storey rear extension to accommodate extended living space. Finally, the application involves various fenestration alterations including the introduction of an enclosed porch, render and cladding. 


	Impact Upon Residential Amenity:

The application dwelling has two neighbouring properties immediately adjacent, known at No.21 and No.25 Harewood Avenue. No.21 Harewood Avenue is located to the west of the application dwelling, where the proposed alterations to the existing garage structure are proposed. There will be an infill extension to the front and rear of the garage structure, with the existing pitched roof being replaced with a typical first floor extension. The existing pitched roof is already substantial in scale, hosting a steep and prominent position. It is therefore not considered that the proposed first-floor extension would substantially increase any overbearing impact when compared with the existing arrangement. The proposed infill extensions are modest, creating only a marginally large footprint than the existing garage structure. Therefore, no adverse impact on No.21 Harwood Avenue is expected in respect of loss of light or sense of overbearing. 

The proposed single-storey rear extension is to be located at the eastern side of the application dwelling, along the adjoining shared boundary with No.25. The proposed extension will project approximately 5 metres from the rear elevation of the existing dwelling. However, there is a separation distance of approximately 4 metres, between the proposed extension and neighbouring dwelling. This distance, paired with the substantial boundary treatment, will mitigate any potential for significant overshadowing or any loss of light. 

There is various new window openings proposed at the rear of the application dwelling, these will primarily face south and will therefore provide views solely of the applicant’s rear garden. There are glazed, sliding doors proposed in the western side elevation of the rear extension. Whilst these face the neighbouring No21, there is distance of approximately 12 metres between the extension and the neighbouring dwelling. Furthermore, there are existing structures and boundary treatment along the shared boundary, along with a slight change in ground level, that will all assist in providing a sufficient level of screening to mitigate any substantial opportunity for overlooking. 


	Visual Amenity/External Appearance:
 
The proposed single storey rear extension, being located to the rear of the dwelling, will not be readily visible from within the public realm. However, the proposed alterations to the fenestration and small infill/porch extension will be visible. As such, consideration must be given into the impact of the proposal on the character of the area. 

The proposed infill extensions and extended porch are very modest in terms of footprint. Consequently, they will take an entirely subservient position to the host dwelling. The proposed first-floor extension is to match the existing ridge height of the dwelling and will lie flush with the principal elevation. Typically, two-storey side extensions of this nature require a set back from the principal building line and are to sit below the existing ridge. However, given the nature of the existing exaggerated sloping roof pitch, which is to be removed, paired with the additional flat roof garage, which is to be retained, it is not considered that the proposal will read as out of character in this instance. Furthermore, the property’s external surfaces are to be replaced throughout, allowing for better integration into the dwelling. 

In respect of materials, the dwelling is to be faced in a combination of composite cladding and render. Initially, no render was to be used and almost the entire dwelling was to be faced in cladding. This was considered to be out of character for the area and following discussion, render was added. It is now considered that the developemnt will integrate sufficiently into the street scene, given there is mix of render and cladding within the vicinity on neighbouring dwellings. As such, no adverse impact on residential amenity is expected resultant. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection on highway safety grounds subject to condition. 


	Landscape/Ecology:

A preliminary bat roost assessment was conducted at the application site on 28/06/2024. The survey concluded that there was no evidence of bats at the site and the building itself offers negligible roosting potential. 


	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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