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	Date Inspected:
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	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed roof lift and installation of dormers, extensions to front, rear and sides to create five-bedroom, two-storey dwelling, double garage and patio area. Installation of solar panels and extension of residential curtilage.

	Site Address/Location:
	Penrhyn, Whalley Road, Barrow BB7 9BA.

		

	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:

No recent planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow property accessed via Whalley Road in Barrow. The property sites within a substantial curtilage, with an additional parcel of land in the applicant’s ownership locate immediately to the south-west. The surrounding area is predominantly residential in nature, being typified of varying styles of dwelling. The application site does not fall on any designated land and is within the defined settlement boundary of Barrow. 


	Proposed Development for which consent is sought:

Consent is sought for substantial extensions and alterations to the application dwelling which result in large parts of the existing dwelling being demolished and development being carried out to alter all 4 elevations and the roof. Given the nature of these alterations, the application is being treated as a replacement dwelling. The proposed alterations are as follows 

· Roof lift to accommodate first floor level.
· Dormer extensions to roof slope. 
· Single storey wrap around extension across 3 elevations. 
· New glazed openings.

The application also seeks consent for the construction of a new detached garage and the extension of the residential curtilage. 


	Principle of Development:

Given the proposal seeks consent for that of the extension of residential curtilage and erection of a replacement dwelling Policy DMH5 is primarily, but not solely engaged for the purposes of assessing the acceptability of the principle of the development. 

In relation to the proposed extension of residential curtilage, Policy DMH5 states: 

Proposals for the extension of curtilage will be approved if: 

1. The site is within a settlement, or,
1. The site is on the edge of a settlement providing:
· The new curtilage boundary follows an easily identifiable feature such as a road, stream or hedgerow, or brings the boundary into line with existing adjacent properties. 
· The extension will not cause visual harm to the landscape. 
· The extension improves the visual quality of the site. 

Proposal to extend a curtilage in other circumstances will not be approved other than where it will support the health of the local economy or for highway safety reasons. 

The application site falls within the designated settlement boundary of Barrow and therefore complies with the above criteria.

In respect to the replacement dwelling itself, Policy DMH5 states that applications to extend or alter dwellings will be subject to compliance with Policy DMG1 and other material planning considerations.

As such, the principle of development is secure, subject to other planning considerations, as discussed within the following report. 

Self-build

The proposal has been submitted as a self-build development. With a shortfall of self-build housing within the Borough whilst the proposal only relates to the provision of a replacement dwelling, some weight is nonetheless given to the fact that this would be a self-build dwelling. In addition, the applicant has provided a unilateral undertaking in support of the application which confirms that the proposed dwelling is to be delivered by way of a self-build housing project. The principle of self-build housing for the application site is therefore secured.


	Impact Upon Residential Amenity:

The application site has two adjacent neighbouring properties known as Wigga Vista and Briarbank. Both properties are in excess of 20 metres from the proposed replacement dwelling, as such, despite the increased scale, it is not considered that there would be any substantial loss of light or overbearing impact created resultant. 

There are various new window openings proposed at first floor level on the replacement dwelling. Given the orientation of the dwelling in relation to the position of the neighbouring dwellings, none of these windows would afford direct views into neighbouring curtilage or windows. Nonetheless, there is a sufficient distance of in excess of 20 metres between the proposed new window openings and the neighbouring dwellings to mitigate any potential loss of privacy. 

As such, no adverse impact on residential amenity is expected as a result of the proposal.  


	Visual Amenity/External Appearance:

The application site is located at the end of a short access only track which leads off Whalley Road. The site and dwelling itself are set approximately 45 metres behind the public highway. As a result, the application dwelling does not host a visually prominent position within the street scene. A small portion of the principal elevation will be afforded some levels of visibility from the highway, but the view is restricted. 

The existing dwelling comprises a more traditional construction, being a typical bungalow property with a simple linear formation. The proposed development is significantly larger in footprint and of more contemporary design. The property will undergo significant extensions and alterations, with the existing dwelling being largely demolished. 

Firstly, it is proposed that the dwelling will benefit from a roof-lift to accommodate a first-floor level, which will feature dormer extensions to the northern roof slope. The existing bungalow has an eaves and ridge height of 2.66m and 5.65 metres respectively. Following development, the dwelling will have an eaves height of 3.65m and ridge height of 7.12m. This is an overall increase of approximately 1.5m. In respect of footprint, the proposed development comprises a substantial single-storey wrap around extension to the north, south and east elevations. The wraparound extension will measure approximately 16m by 20m in length and width at its widest points. As such, the extension will result in a ground floor footprint increase of approximately 238 square metres when assessed against the existing ground-floor footprint. Based on the above assessments, the amount of built form following construction of the replacement dwelling will increase substantially, by virtue of the footprint increase and additional storey. However, given the application dwelling sits within a substantial curtilage, and is positioned in a somewhat screened location, it is not considered it would result in the introduction of an inappropriate form of development. In its context, the replacement dwelling will integrate sufficiently into the area without hosting visually dominant position. 

In respect to materials, the existing dwelling is constructed with render to the elevations with a red facing brick plinth, a natural slate roof and uPVC windows and doors. The proposed materials are more contemporary in nature, featuring large sections of aluminium framed glazing, stone cladding, zinc cladding, composite cladding and render. Despite the more contemporary finish proposed, it is not considered that the dwelling would have an adverse impact on the character of the area by virtue of the relatively screened location of the dwelling. 

The application also seeks consent for the construction of a detached garage building, which will replace an existing garage structure at the site. The location of the garage will remain consistent with the existing building and as a result will not be seen from within the public realm. The design of the garage is contemporary, to reflect the design of the replacement dwelling. It will be constructed using composite cladding and render to the elevations with sections glazing with aluminium framing. When viewed in context with the replacement dwelling, the proposed garage will integrate sufficiently into the site. 

As such, based on the above observations, despite the increased scale and more contemporary design, it is not considered that there would be any adverse impact on the visual amenities of the area resultant of the proposed development. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection subject to conditions relating to the implementation of the parking and manoeuvring areas, the use of the garage to remain solely for the parking of vehicles and timing of deliveries to the site to avoid peak traffic hours. 

In respect of the condition relating to the use of the garage to remain solely for the parking of vehicles, it is not considered this condition is justified given there is an existing garage on site with no such condition, and suitable additional parking is available within the site. A condition restricting the use of the garage to one that is incidental to the dwelling will be utilised instead. 


	Landscape/Ecology:

Bats

A preliminary bat roost assessment has been conducted at the application site on 12.08.2024. The survey concluded that no evidence of bats or nesting birds was recorded, and the building itself offers negligible roosting potential. 

Trees 

An arboricultural impact assessment has been provided to support the application. It is established that two trees of moderate amenity value are to be removed to accommodate the development. It is not considered that the removal of these trees would have any significant adverse impact on the locality. No other trees shall be removed and a relevant condition relating to the protection of remaining trees will be imposed.  

BNG

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it forms the basis of self-build development which has been secured through the provision of a unilateral undertaking.


	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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