	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2016/0410
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	23/05/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Alterations and extension to existing house to form two additional first floor bedrooms, improved ground floor accommodation, general improvement of the appearance of the property and a detached garage.

	Site Address/Location:
	Longsight House Lonsight Road Langho BB6 8AB

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal on highway grounds.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2013/0592: Outline application for the construction of 2no. detached houses and garages. (Approved with conditions) 
3/2015/0931: Reserved matters consent sought for appearance and landscaping following outline planning permission 3/2013/0592 for 2No. detached dwellings. (Approved with conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application dwelling Longsight House is a substantial detached dwelling set within a large curtilage. The application site is located on the south side of the A59 within the settlement of Langho. 

	Proposed Development for which consent is sought:

Consent is sought for alterations and extensions to the existing dwelling to form two additional first floor bedrooms, improved ground floor accommodation, general improvements of the appearance of the property and a detached garage at Longsight House, Lonsight Road, Langho. The proposal includes a two storey extension to the south west elevation which will project 4.250m and have a width of 5m. It will have a hipped roof with a ridge height of 10m and the eaves height would sit flush with the existing dwelling. The proposed detached garage will have a length of 9m and a width of 6.8m. It would have a pitched roof with an eaves height of 4m and a ridge height of 7m. The proposed development also includes a two storey flat roof extension to the south east elevation. It will have a width of 4m, project 1.4m from the existing elevation and a ridge height of 6.9m. A single storey flat roof extension is also proposed to the north east elevation of the application dwelling. It will project 1.325 from the existing elevation, have a width of 4.5m and a ridge height of 4.2m

	Impact Upon Residential Amenity:

In respect of the potential impact upon nearby dwellings, Longsight House is located a distance of over 130m from The Conkers which is located south west of the application dwelling and over 88m from The Lodge which is located north west of the application dwelling. I am therefore satisfied that there is sufficient distance between the proposed development and the properties above; therefore the proposed development would not adversely harm the residential amenity of these properties.

	Visual Amenity/External Appearance:

I am mindful that the property has subsequently been extended via a number of various small and large additions over a number of years, culminating in the property as existing today. Policy DMG1 and DMH5 of the Ribble Valley Core Strategy requires extensions to be in keeping with the existing house and the surrounding buildings. Any extension should be well proportioned and sit comfortably alongside the original dwelling. It should respect the scale and proportions of the original dwelling and should not overwhelm. In terms of visual impact the scale, size and design of the proposals are acceptable and would appear subordinate to the host dwelling and would not result in undue harm to the appearance of the existing dwelling and the surrounding area. The proposals will be faced with brick, render and stone, with roof tiles and a lead roof to the porch. These will match the materials which were used in the construction of the host dwelling.  It is considered that the proposed extension would harmonise with the built form of the existing dwelling and its surrounding area.  

	Landscape/Ecology:

A daylight scoping survey for European Protected species has been submitted which found no evidence of bats or nesting wild birds at the property and concludes that the proposed works are unlikely to cause disturbance to bats or wild birds, result in loss of bat or wild bird roost or cause injury or death to bats or wild birds.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposed development will not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. The proposal will not have an unacceptable impact on highway safety. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


