
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2014/1027

	Site:
	15 Calfcote Lane, Longridge, PR3 3SZ

	Development Proposed:
	Single storey extensions to the front and both sides of the bungalow and alterations

	Target:
	6th February 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: None received

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds. However, I would seek clarification of the form and effectiveness of the "400mm permeable strip abutting the public footway" as if it is the intention to use loose grave then this would have the potential of being drawn onto the public highway and would not be acceptable.

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring Good Design

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application relates to the erection of single storey front and side extensions and alterations at 15 Calfcote Lane, Longridge. The application dwelling is a gable-fronted detached bungalow constructed of brick, grey concrete interlocking roof tiles and white UPCV/timber window frames and doors. A single flat roofed garage is attached to the south-facing side elevation with the flat roof wrapping around the front of the building to form a covered porch area. The northern extent of the site forms the common boundary between the application property and the rear gardens of dwellings on Langton Brow and is delineated by a 1.2m high retaining wall. The bungalows along Calfcote Lane are of a similar overall form and mass although there are variances in elevational treatments and facing/roofing materials, which affords the bungalows with a sense of individuality. In determining the application it is important to consider the design of the extension and its effect on the amenities of neighbours. 
The proposed development would be prominent in the street scene and would be a prominent feature in the context of the rear gardens of the immediate properties in the area. A double garage is proposed on the north-facing side elevation of the application property extending 6.2m in width and 5.5m in depth. It would have a hipped roof with an eaves height of around 2.8m and a ridge height of 4.2m and a small flat roofed area to the rear. On the south side of the property the existing garage building would be partly demolished and replaced by a single storey side extension with a width of 2.9m and a depth of 10.7m. To the front it would have a hipped-roof to match the eaves and ridge height of the proposed double garage on the opposite side and it would have a flat roof on the rearmost 5.5m. This proposed single storey side extension would project 1.2m beyond the front wall of the dwelling, in line with the footprint of the existing garage, and it is proposed to extend this element across the front of front of the dwelling by around 4.2m, wrapping around the application property in an ‘L’ shape. Furthermore, the application seeks changes to the existing fenestration on all elevations, an off-white render finish on all existing and proposed elevations and the use of dark grey aluminium window frames and doors throughout.
It is considered that the scale of the extensions respect the existing house and surrounding buildings. The proposed development would be set down from the main roof ridge of the dwelling by around 1m so as to appear clearly subservient to the main dwelling. The proposed double garage would be set back from the main dwelling by around 0.8m and would reflect its form, shape and roof profile. In terms of its design, garage doors should generally be the width of a single car to minimise their visual impact upon their surroundings. In a double garage, this can be achieved by using two doors with a pillar between. However, it is considered that this would not result in significant harm to appearance of the host dwelling to warrant refusal of the application.
The proposed single storey side and front extension would project forwards of the existing principal elevation of the dwelling, in line with the existing garage. Whilst extensions are generally required to be set back from the front elevation of the main dwelling in order to reduce their prominence and allow an easy understanding of what is extension and what is original, in this case the extension would replace a flat roof garage and canopy that already project forwards of the main house. This design element is a common feature of bungalows along Calfcote Lane and, therefore, the proposed extension to the front of the dwelling would not encroach beyond the established building line.
It is considered that the alterations to the fenestration of the property are acceptable in terms of their positioning, proportions and design. However, the use of an off-white render finish on all elevations is considered out of keeping with the streetscene where the use of render is minimal and facing brickwork is a common feature. It is considered that the retention of some facing brickwork on the front elevation is essential to ensure that the application property does not appear out of character and incompatible with the streetscape of the surrounding area. 
In terms of the impact on the amenity of neighbouring properties, the topography of Calfcote Lane varies with the land level rising to the north resulting in a variance in eaves heights and floor/garden levels between neighbouring properties. This results in the application property sitting at a higher floor level than no.17 to the south but lower in relation to properties along Langton Brow. Due to the variance in topography and levels present within the area it is noted that any proposed extension may have an additional visual or potential overbearing relationship with no.17.
To the north, the proposed garage extension would be located around 1.4m from the rear boundary of no.4 Langton Brow. In addition, new window openings are proposed on the north-facing side elevation of the application property. However, a high boundary wall and fence provides sufficient screening and the garden of no.4 Langton Brow is set at a higher level. As such, the proposed development would not have an unacceptable impact on the amenity of the occupiers of no.4 Langton Brow through loss of outlook, privacy or light.

To the south, the proposed single storey side extension would be 0.75m from the common boundary with no.17 Calfcote Lane and around 2.3m from the property itself. There is a bedroom window proposed on the side elevation of the application property facing no.17 Calfcote Lane and, whilst the facing windows on the side elevation of the neighbouring property are to non-habitable rooms or are secondary windows, it is considered likely that it would have some impact on the privacy of both neighbours. Therefore, it is considered appropriate to condition the use of obscure glazing in the bedroom window in order to protect the residential amenities of neighbouring occupiers.
A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. 
The proposal would not increase the number of bedrooms at the application property, nor would it reduce the amount of parking available. As a result, the proposed development will not be to the detriment of highway safety.

	RECOMMENDATION: Permit Conditional Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








