Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2015/0163/P

	Development Proposed:
	Single storey side/rear extension to form new ancillary accommodation at Langton House, 32 Dilworth Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Additional Representations.

	One letter has been received expressing concerns that foundations would extend beyond a shared boundary ie beneath their land.  Also gutters appear to be running along the shared boundary and they consider there would be difficulty constructing and maintaining the extension due to the nearness to the boundary.  Plus they consider it an unacceptable intrusion.


	RELEVANT POLICIES:

	Core Strategy (Adopted Version)
Policy DMG1 – General Considerations.



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

	Consent is sought for a proposed single storey side/rear extension to a detached dwelling to form new ancillary accommodation.  The property is set to the north of Dilworth Lane with detached dwellings to either side and fields to the rear.  Dilworth Lane rises in a westerly direction meaning the property number 30, which has a single storey extension close to the boundary with the application dwelling, is set slightly higher in the street scene.
The works proposed here are single storey in nature and will provide a utility, shower, lounge and bedroom.  They would join onto the host of dwellings dining area (2 internal doorways linking the structures are shown) meaning from the street built form of the house would extend to the boundary with number 30 – presently there is a single storey extension and an 18m high gateway blocking open views to a rear garage and garden.  The width of the extension at this point is approximately 2.4m which then widens to 4.2m as it extends across the rear of the main house.  The extension has a length of approximately 11.5m with a height to ridge of approximately 3.7m to tie in with the existing single storey side extension.  Construction materials are shown as brickwork to walls with the roof having slate to the front elevation and slate effect fibre cement tiles to rear and side elevations.

Turning firstly to visual amenity considerations I am mindful that the work will project towards the neighbouring property meaning that whole plot frontage would be built across.  However the works are single storey in nature and would appear subservient in street scene views.  The property to the west has had a double garage extension previously and in terms of potential terracing effect I consider the single storey nature of both extensions and the slightly different roof profiles involved means that this would be not a consideration here.  In terms of views from the east when approaching Longridge, the dwelling at number 34 does inhibit direct views of the whole garden area and thus while some of the works will be noticeable they will not be unduly prominent or be to the detriment of visual amenities of the wider area.

Next regard should be had to the impact on neighbouring amenity and in particular the effects on numbers 34 and 30 to either side.  The dwelling constructed at 34 is relatively new and to its rear has bay window detailing.  I am mindful that the works would have a set of patio doors opening towards that property but the existing rear elevation to the house would in part screen direct views.  There will already be a degree of overlooking from the existing rear garden area and on balance I do not consider that the potential overlooking into a very small area of a neighbouring dwelling to be so significantly detrimental as to warrant a refusal.  The property to the other side (30) is slightly higher and has an extension running parallel to the boundary.  I have considered the potential for an overbearing/oppressive nature of development and indeed loss of light but do not consider there to be any detriment caused.  Concerns have been raised regarding foundations across the boundary and overhanging gutters.  There is nothing in the submitted documentation to indicate that this would be the case and the applicants have signed the forms to indicate that they own all of the land to which the application relates and thus it should be treated on that basis.  Therefore having regard to all the above I consider that the scheme should be given favourable consideration.


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 











This report needs to be read in conjunction with the Decision Notice.








