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	Date Inspected:
	10/03/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed dormer conversion and single storey extension

	Site Address/Location:
	59 St Marys Drive Langho BB6 8DL

	


	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council: No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	

	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

Policy DME3 – Site and Species Protections and Conservation 

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a semi-detached bungalow, located within the settlement of Langho. The property is faced with a red brick, grey concrete roof tiles and white UPVC window frames and doors. The immediate area is typified by bungalows and both front and rear dormers are a common feature in the locality.  

	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey rear extension and the installation of dormer extensions to the front at rear elevations at 59 St Marys Drive, Langho. 
The proposed front dormer will measure 5.350m in width with a depth of 2.7m. The face of the dormer will project to a height of 1.5m above the plane of the main roof of the application dwelling. The proposed rear dormer will measure 6.3m in width and have a depth of 4.5m. The face of the former will project to a height of 2.5m above the plane of the main roof. Both dormers will have a lean to roof and be set down 150mm from the main ridge height of the application dwelling. 

The proposed extension consists of a single storey rear extension that will project 5.5m from the rear of the existing dwelling measuring 8.3m in width. The proposal will have a dual pitched roof with an eaves height of 2.27m and an overall ridge height of 3.354m. The proposed extension will project 1.8m out past the side elevation of the application dwelling.  

Whilst I am mindful that the current proposal represents a significant number of similarities to the existing development at No. 61 St Marys Drive to that of which has been previously approved, each application must be considered on its own merits.  

	Impact Upon Residential Amenity:

The proposed dormer extensions by virtue of their location would overlook the garden areas of the adjoining property No. 57 and No.61 St Marys Drive. However the proposed development would have no greater impact than the existing arrangement of other schemes in the area. Therefore it is considered that the proposed dormer extensions would not have an unacceptable impact on the amenity of the occupiers of the neighbouring dwellings.

It is proposed to block up one window and insert a new ground floor window to the West (side) elevation of the existing dwelling; this will accommodate the new master bedroom. Taking into consideration the existing window arrangement it is considered that the proposed window would have no greater impact the existing arrangement. 

	Visual Amenity/External Appearance:

Both front and rear dormers are a common feature in the locality and a number of dwellings in the vicinity have substantial dormer extensions. Therefore, it is considered that the proposed dormer extensions would not have any significant impact upon the visual amenity of the street scene or the surrounding area, as it reflects other similar dormer extensions in the area. 

The front dormer would be set in by 1.3m and set up from the eaves of the dwelling by 1400mm. This will provide a visual break between the roof and the proposed front dormer. The rear dormer extension is set in by 400mm and down from the ridge height of the main dwelling by 150mm. It is considered that the proposed dormer extensions would appear subservient and not dominate the original dwelling and therefore would accord with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy. 
In terms of design, the proposed rear extension whilst considered to be quite large would not appear as an incongruous addition to the existing dwelling and would be subservient to the scale of the main dwelling. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Ecology:

A Preliminary Bat Survey Report has been submitted alongside the application which found a gap in the gable-end-soffit large enough to allow access by a pipistrelle bat. There was no evidence found to suggest regular use by bats such as staining or wear at the soffit. Nevertheless, there is easy access for bats from the gable end to the sheltered back garden and belt of trees beyond, so use cannot be ruled out. The survey does however state that the likelihood of a single bat emergence survey coinciding with occupation by a bat or bats is very low. 
The survey concludes that the boxed eaves will be replaced as part of the proposed development and recommends that an integral bat box be installed at the gable apex, or a soffit bat box to ensure a roosting place would still be available if needed and that contractors must work with appropriate care and should droppings be doing work must stop immediately and further guidance sought. 

 Should consent be granted a condition will be attached to ensure that the mitigating methods outlined in the “Recommendations” section of the Bat Survey shall be adhered to minimise & mitigate the impact of the development.

	Observations/Consideration of Matters Raised/Conclusion:
In conclusion, the proposed development 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 the neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


