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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing conservatory and construction of hip to gable roof extension with rear dormer and single storey extension to rear. 

	Site Address/Location:
	26 St Peters Close, Clayton le Dale BB1 9HH

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations 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 DME3:	Site and Species Protection and Conservation

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 semi-detached bungalow property at no.26 St Peters Close comprising of brickwork and render to its external elevations, concrete roof tiles and white uPVC windows. The property benefits from an existing outrigger, flat roof rear extension and conservatory to the rear, with the latter proposed for demolition. The dwelling is situated within the defined settlement area of Wilpshire and benefits from no other designations or constraints. 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing conservatory and construction of a hip to gable roof extension, rear dormer and single storey rear extension. 

The proposed rear extension would project 3.4m from the rear elevation of the existing flat roof rear extension and 2.2m from the rear of the outrigger, with a total width of 4m. A reverse gable roof form would be incorporated which would also extend over the existing outrigger and flat roof rear extension to create a uniform roofscape with an eaves and ridge height of 2.7m and 4.3m respectively. To the rear elevation, a large element of glazing would be incorporated, including a set of bi-folding doors. 

The proposed rear dormer would project 3.7m from the roof slope of the main dwellinghouse and would extend a length of 6.7m, with a maximum height of 2.6m. To the main elevation, 3no. window openings would be featured. 

With respect to materiality, the proposed hip to gable roof extension and rear extension would be finished to match the external appearance of the existing property, including render and brickwork, whilst the proposed dormer would incorporate Escoscape composite cladding in midnight. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The openings proposed to the rear of the development would not have a direct interface with any nearby residential properties, providing views solely towards the open fields which border the site to the rear. As such, no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the works proposed. 

Furthermore, the proposed rear extension would project just 0.8m beyond the rear elevation of the existing conservatory in which it would replace and would be adequately screened from the occupiers of no.27 St Peters Close by the existing single storey extension featured to the rear of this adjoined property. The extension would also remain approximately 5m from no.25 St Peters Close and therefore no undue impact is anticipated in this respect. 

The proposed hip to gable roof extension would bring the ridge of the application property closer to no.25 St Peters Close which benefits from existing openings within its eastern side elevation, facing towards the proposal site. However, these windows appear to be non-habitable and as such, it is not considered that the proposal would result in any undue harm by way of overshadowing, loss of outlook or daylight that would warrant the refusal to grant planning permission. 

Taking account of the above, the proposed development would not result in any measurable undue harm upon the existing amenities of any nearby residents. 


	Visual Amenity/External Appearance:

The development proposed to the rear of the property would not be afforded a high level of visibility from the adjacent public realm, being screened from view by the application dwelling itself. Notwithstanding this, the proposed rear extension would be sited on a similar footprint to that of the existing conservatory which is proposed for demolition and would appear appropriate is size and scale in relation to the existing built form.

The proposed hip to gable roof enlargement would be in contrast to the roofscape of the adjoined neighbouring property at no.27 St Peters Close which comprises a hipped roof design. However, it is noted that the adjacent pair of semi-detached properties (nos. 24 and 25 St Peters Close) already comprise a hybrid roofscape consisting of both gable and hipped roof ends and as such, the proposed alteration would not appear an anomalous addition to the existing roofscape along St Peters Close. Furthermore, the proposed dormer extension would be contained well within the confines of the roof slope, being set below the main ridgeline, above the eaves and in from the gable/ party walls. The proposal would therefore not read as an incongruous or over dominant addition to the application property or wider street scene in general.

Accordingly, the works proposed are considered to be acceptable with respect to visual amenity and external appearance. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection. The proposal is therefore considered to be acceptable in respect to highway safety and parking. 


	Landscape/Ecology:

A Preliminary Ecological Appraisal Report has been submitted with the application dated 16th August 2024. A Preliminary Ecological Appraisal of the site took place on 23rd July 2024 with an evening activity and bat emergence survey being carried out on 29th July 2024. 

The report concludes that neither current nor historic evidence of roosting bats was found in any part of the application property. The dwelling and conservatory were fully occupied, heated and well insulated and were in in excellent overall condition, being well-maintained, with well-sealed windows, doors, soffits, and roof, and with negligible roosting opportunities. The property therefore has a low bat roosting suitability. 

None of the lines of hedgerow around the site boundaries, or any of the small shrubs and trees growing within the site, offered any roosting opportunities and therefore they were all concluded to offer negligible bat roost suitability. As such, it is not considered that the proposed changes will have significant implications on the population status of local bat species and an EPS mitigation licence is not required. 

There was potential for the habitats including the trees and shrubs within the neighbouring gardens, and some of the nearby structures, to be used by birds for both roosting and nesting purposes, but neither active nor historic nests were found during the survey. No evidence of barn owl was found during the surveys. 

Despite this, precautionary measures are recommended in order to ensure that the work is carried out in a manner that avoids harm, or significant disturbance to bats and nesting birds. These measures have been secured by way of a planning condition. 


	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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