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	Date Inspected:
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	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing garage and construction of single-storey extension to rear, two-storey and single storey extension to side and paving over front garden to provide additional parking spaces.

	Site Address/Location:
	91 Ribchester Road, Clayton Le Dale BB1 9HT. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to condition.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received raising the following concerns.
· Loss of view/outlook. 
· Loss of light. 

	

	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 semi-detached property which front Ribchester Road. 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 construction of a single-storey and two-storey side extension to accommodate an additional bedroom, extended living space and an integral garage. The existing detached garage will need to be demolished to accommodate this. The proposal also involves the construction of the new driveway to the front of the dwelling which will be accessed via the existing opening within Salesbury Memorial Hall. 


	Impact Upon Residential Amenity:

The proposed two-storey side extension is to be located to the western side of the application dwelling. There is one residential neighbouring dwelling immediately to the west, known as No.93 Ribchester Road. The access to the adjacent Salesbury memorial Hall will provide a sufficient level of separation between the development and No.93 to mitigate any loss of light or sense of overbearing. There are no new windows proposed in western side elevation of the extension and as such no potential for overlooking into the neighbouring No.93. 

There is a row of terraced cottages directly opposite the application site, this row occupies Nos 56-64 Ribchester Road. No.56 Ribchester Road is the property directly opposite the application site and proposed developemnt. It is recognised that there would be, as a result of the two-storey side extension, a potential loss of outlook for the neighbouring dwellings to the North. Loss of view is not a material planning consideration and consequently there would be no grounds for refusal on this basis. There may be a slight degree of light lost for the properties to the North. However, given the level of separation between the development and the opposite neighbouring dwellings, it is not considered that this impact would be so significant that it would justify a refusal. The distance between the two-storey side extension and the properties to the North is approximately 20 metres, this is a sufficient distance to mitigate any substantial loss of light. 


	Visual Amenity/External Appearance:

The proposed single-storey element of the proposal will adjoin an existing single-storey outrigger at the application site. This element of the proposal is not visually prominent from with the public realm, but can be afforded some levels of visibility, particularly from Salesbury Memorial Hall. It will read as a continuation of the existing single-storey rear extension. This single-storey element is to be constructed in slate cladding. Whilst this is not a material found typically in the locality, given its relatively screened location, it is not considered it will have a significant adverse impact on the visual amenities of the area. Furthermore, the proposed side projection and hipped roof element to accommodate the integral garage will further screen the single-storey element from view. 

The proposed two-storey element of the development is highly visible form within the public realm when viewed from Ribchester Road itself. The proposal will have set-back from the principal building line of the dwelling with the ridge falling well below that of the existing dwelling. As a result, the development will take an entirely subservient position to the application dwelling. In respect of materials, the two-storey element will be faced in red brickwork and render to match the existing dwelling. As such, the proposal will integrate sufficiently into the street scene. 

Whilst the proposed development is substantial in respect of footprint, given the position of the dwelling next to the entrance to the Memorial Hall, a sufficient degree of separation is afforded between the application dwelling and the next property along Ribchester Road. As such, there is no potential for any terracing affect and the proposal is deemed acceptable.

The proposed driveway will extend the entire width of the curtilage to provide access to the new integral garage and also additional parking spaces. Many of the properties along Ribchester Road benefit from a similar arrangement, it is therefore not considered that the introduction of the new driveway would read as out of character. The driveway will be largely screened by the existing boundary treatment to the front of the curtilage. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raised concerns in respect to the proposed new driveway. This is because it would conflict with the application recently approved at the neighbouring Salesbury Memorial Hall in as much that the approved bollards would block the existing access to the driveway at the application property. On this basis, LCC Highways said they would not support the application unless alterations were made to the approved Salisbury Memorial Hall application. 

The proposed new driveway will be accessed via the existing opening, and it is understood that the application dwelling has a right of access through the Memorial Hall car park. Given this proposal seeks to maintain the existing access, it is not considered there would be grounds for refusal on this basis, as the arrangement is already in use. 


	Landscape/Ecology:

A bat and nesting bird survey was conducted at the application dwelling on 12th June 2024. The survey concluded that no evidence of bats was recorded, and the site offers low roosting potential. However, nesting birds were discovered within the existing facia of the main dwelling which is likely to be affected by the proposed two-storey extension. As such, it will be required that no work commences during nesting season. 


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have a significant adverse impact on either visual or residential amenity to a degree that it would warrant refusal. 

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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