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	Date Inspected:
	22/11/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing conservatory and erection of two storey extension to rear.

	Site Address/Location:
	3 Langho Woods, Old Langho, BB6 8AG.

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from 2 individual households objecting to the application on the following grounds:

· Negative impact on residential amenity

· Scale and massing is overbearing/oppressive

· overlooking into their private residential space 

· Not a common feature in locality

· Loss of light to habitable rooms and rear garden area

· Unsympathetically designed/Incongruous feature


	

	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:

 N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a 2 storey semi-detached dwelling located within the settlement of Old Langho. The dwelling is situated in a semi-rural location within a small residential development south of Brockhall Village. 

	Proposed Development for which consent is sought:

Consent is sought for the removal of the demolition of the existing conservatory and the erection of a two storey extension to the rear at 3 Langho Woods, Old Langho. The existing conservatory is single storey, it projects 4.6m from the rear elevation and has a width of 3m. It has a pitched roof with a maximum height of 3.3m. Consent is sought to demolish the conservatory and replace with a part single, part two storey rear extension.

The proposed two storey rear extension will project 3m from the rear elevation and have a width of 5.3m. It will have a pitched roof with an eaves height of 4.6m and a ridge height of 6.3m. I am mindful of the fact that the proposed two storey extension could be erected under permitted development rights without the need for planning consent.

The proposal includes the erection of a single storey extension which will project 4.65m from the rear elevation and have a width of 5.3m. It will have a leant to roof with an eaves height of 2.5m and a ridge height of 3.4m The proposal includes the insertion of patio doors to the ground floor and two first floor windows to the rear elevation. A ground floor window on the north side elevation of the proposed extension and one ground floor and one first floor window on the north side elevation of the existing dwelling. 

	Impact Upon Residential Amenity:

The original application which was submitted was for a two storey rear extension. The projection of the two storey rear extension would result in the overlooking of private garden areas of the neighbouring dwellings, providing unrestricted views of No.1 and No.5 Langho Woods rear gardens. Therefore it would have an unacceptable impact upon residential amenity of the occupiers of the aforementioned properties, it would severely injure the level of privacy currently experience by the occupiers of these properties by virtue of the restricted views that would be afforded from the first floor windows, which would induce a feeling of being overlooked. By virtue of the scale and massing of the development it was considered that the proposed development would have an unacceptable impact upon the residential amenity of the occupiers. This has subsequently been amended due to negotiations with the agent.

The amendment made to the proposal includes a reduction in the two storey projection of the rear extension by 1.65m. The amendment to the proposal has resulted in a proposal which is considered to be less visually obtrusive and overbearing. Therefore it would have less of an impact on the residential amenity of the neighbouring dwelling. The amendments that have been made to the proposal have mitigated the previous concerns or perceived impacts upon residential amenities.
There are no windows proposed on the side elevation of the rear extension facing towards No. 1 Langho Woods. Therefore, it is considered that the proposed development will not have an unacceptable impact on the amenity of the occupiers of No. 1 Langho Woods through loss of outlook or privacy.

With regards to the potential impact on No. 5 Langho Woods, it is proposed to insert 1 ground floor windows and 1 first floor window on the side elevation of the existing application dwelling and one ground floor window on the side elevation of the proposed two storey extension, all of which will face towards No. 5 Langho Woods. The ground floor window on the side elevation of the proposed extension will be screened by the existing boundary fence between the two properties. 

It is further proposed to insert a ground floor window on the side elevation of the existing dwelling this will have a side to side elevational offset distance of 6m, between the proposed window and the blank gable elevation of No. 5 Langho Woods. There are no habitable room windows on the side elevation of No. 5 Langho Woods. As such it is considered that the proposed development will not have an unacceptable impact on the amenity of the neighbouring dwellings through loss of outlook, privacy or light.  

The proposal also includes the insertion of a first floor window on the side elevation of the existing dwelling. This would provide direct views over the private amenity space of No. 5 Langho Woods. Should consent be granted the first floor window will be condition to be obscure glazed in order to ensure privacy is protected.

	Visual Amenity/External Appearance:

Policy DMG1 and DMH5 of the Ribble Valley Core Strategy requires extensions to be in keeping with the existing house and the surrounding buildings in terms of scale, size, design and facing materials. Any extension should be well proportioned and sit comfortably with the original building. It should respect the scale and proportions of the original dwelling and should not overwhelm. Furthermore, new development should make a positive contribution to the local character and distinctiveness of the building.

The proposed rear extension would appear subservient to the main existing dwelling by virtue of its scale and design, the highest part of the extension would be set 1.1m below the ridge line of the main roof of the existing dwelling. It is considered that the proposal would appear subordinate the host dwelling and would not result in undue harm to the appearance of the existing dwelling and the surrounding area. It is proposed to use red brick and dash, concrete roof tiles and plastic window frames and doors; it is considered that matching materials would maintain coherence between 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.

The proposed extension rear extension would be partially visible from Langho Woods, but would not be considered a prominent addition. It is considered that the proposed extension would have limited affect upon the character and appearance of the area. In this case the siting of the proposals would not harm the streetscene and would not conflict with the established building lines of the main dwelling or the surrounding area and therefore would accord with the Ribble Valley Core Strategy Policy DMG1.

	Ecology: 

A protected species survey has been submitted which found no evidence of bats or nesting birds 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.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposal would 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 properties.  Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


