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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing conservatory and outbuilding and construction of two-storey extension to side and single-storey extension to rear. Widening of driveway. 

	Site Address/Location:
	18 Queensway, Waddington BB7 3HL. 

		

	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

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 semi-detached property in Waddington. The application site is not on any designated land and the surrounding area is predominantly residential in nature. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single-storey rear extension and two-storey side extension. The existing rear conservatory and attached outbuilding on the side elevation will be demolished to accommodate the works. The application also involves the widening of the driveway to provide additional off-street parking. 


	Impact Upon Residential Amenity:

The proposed two-storey side extension is to be located at the Northern side of the application dwelling, where the neighbouring property No.19 Queensway is located. There is an existing attached garage structure at no.19 which will provide a level of separation between the proposal and the neighbouring property. There is no habitable window on the Southern side elevation of the neighbouring dwelling and as such there will be no loss of light to habitable rooms created. 

The proposed single-storey extension is located adjacent to the adjoining shared boundary with No.17 Queensway. There is currently a rear conservatory in this location which will be demolished. Given the siting of the existing conservatory, it is not considered the new single-storey extension would have a significantly increased adverse impact on residential amenity. Furthermore, a similar single-storey extension of this nature could be constructed under permitted development. 


	Visual Amenity/External Appearance:
 
The proposed single storey rear extension is located to the rear of the application dwelling and as such is not highly visible form within the public realm. Nonetheless, it will be constructed using smooth cement render, uPVC windows and concrete roof tiles. This is consistent with the application dwelling and will therefore integrate sufficiently. 

The proposed two-storey side extension however is highly visible from within the public realm. Its visibility is increased by virtue of the application dwellings position at the entrance to Queensway. The two-storey element will comprise a sufficient set back from the principal building line of the dwelling itself, with the ridge falling well below that of the existing dwelling. As such the proposal will take an entirely subservient position to the application dwelling. There are various two-storey side extensions found on properties on Queensway, all of which benefit from some kind of set back at first floor and are below the ridge of their host dwellings. As such, the developemnt will integrate sufficiently into the wider streetscape and not harm the character of the area. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal and raise no objection subject to condition relating to the construction of the driveway. 


	Landscape/Ecology:

A preliminary bat roost assessment was carried out at the application dwelling on 17.06.2024. The survey concluded that evidence of bats was recorded 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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