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	Date Inspected:
	11/08/2016
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Two storey side extension 

	Site Address/Location:
	Brooklands, 61 Whalley Road, Langho

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections

	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

	Relevant Planning History:

No relevant planning history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site to which this application relates is located on the north west side of Whalley Road within the defined settlement of Langho. The property in its current form is a two storey dwelling with a front drive, and large rear garden. On the South West elevation there is a single storey lean to garage. The property is faced with brick on the ground floor level, and render on the first floor level.  There are ground floor bay window on the front and rear elevation and a chimney on both the north east elevation and the south west elevation. The properties in the immediate area are all individual plots and range from similar two storey dwellings to bungalows. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a two storey side extension on the north east elevation of the existing property. The proposal will measure 8.5m long, 4.3m wide and 8m high to the ridge. On the south east elevation there is a proposal for a dormer window that will project from the elevation by 2.8m. 
There are also proposals to remove the existing bay window and single storey lean to at the rear. 

	Impact Upon Residential Amenity:

The application property is a two storey dwelling whereas the neighbouring property to the north east is a single storey bungalow (63 Seymour) and has a lower elevation than the application property therefore consideration has to be given to whether the proposal will cause an overbearing impact or affect their residential amenity in terms of overlooking or loss of privacy. There is a proposal for the insertion of some windows on the north east and rear elevation of the property, however these windows are proposed to be obscured and will mitigate any impact in terms of overlooking or loss of privacy. If the application was to be approved, these proposed windows would also be conditioned to be obscured to protect the amenity of future residents. The neighbouring property to the south west (59 Scarness) would be screened from the proposal by the application property. The properties to the south east across the road are over twenty metres away and consider this significant distance so not to affect their residential amenity in terms of loss of privacy.

	Visual Amenity/External Appearance:

The proposed alterations to the dwelling would be prominent in the street scene and careful consideration must be given to their impact on the visual appearance of the application dwelling and the immediate area. In light of this, I consider that the proposed development would alter the appearance of the dwelling and general street scene, however; due to the variety of design of properties in the area I do not consider that the alterations would have a harmful impact upon the appearance of the surrounding area. Moreover, the original dwelling itself is set back from the highway, and would therefore not be overly prominent in the street scene. The proposed extension would be set back from the principal elevation and would therefore appear subordinate when compared to the existing dwelling. There would be a clear delineation between what is new and what is original. 
The materials proposed would match with the main dwelling and the proposed development. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.

	Landscape/Ecology:

The accompanying scoping survey found no evidence of access by roosting bats at the property. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not cause harm to the original building or the visual amenity of the area, or the residential amenity of the neighbouring properties and as such the consent is decided accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


