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	Date Inspected:
	19/04/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Two storey side extension and single storey rear extension with a front porch.

	Site Address/Location:
	Langton House,32 Dilworth Lane, Longridge, PR3 3ST.

	


	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council: No objection 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The residence is changing from a 3 bedroom to a 4 bedroom property and they have indicated on the plans that they will retain sufficient parking for three vehicles I would raise no objection to the proposal on highways grounds subject to the imposition of a condition relating to a construction method statement.

	

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

DMG1 – General Considerations

DMH5 – Residential and Curtilage Extensions 

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2015/0163: Single storey side/rear extension to form new ancillary accommodation (Approved with Conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey detached dwelling site to the north of Dilworth Lane, within the defined settlement of Longridge. Dilworth Lane is characterised by similar sized dwellings, of varying design and style. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a two storey side extension and single storey rear extension with a front porch at Langton House,32 Dilworth Lane, Longridge. The proposed two storey side extension will be built upon the existing single storey side extension and include an additional 2m projection. The extension will measure 5.85m by 5.85m, it will have a hipped roof with an eaves height to match that of the existing dwellinghouse. The ridge height of the extension will be set down 140mm than the ridge height of the main dwellinghouse.  The single storey rear extension will project 5.3m from the rear elevation of the two storey extension and have a width of 3.7m. It will have a hipped roof with an eaves height of 2.2m and a ridge height of 3.7m.

The porch extension will be located on the front south elevation and face onto Dilworth Lane. It will project 1.2m from the principal elevation and have a width of 2.6m. It will have a pitched roof with an eaves height of 2.1m and a ridge height of 3.75m. 

	Impact Upon Residential Amenity:

There are no windows proposed on the side elevations of the proposed development, therefore it is considered the development would not have an unacceptable impact on the residential amenity of No. 30 Dilworth Lane through loss of privacy or overlooking. It is also considered that the additional windows in the rear elevation of proposed extension would not have any greater impact upon the amenity of the existing neighbouring properties.

Located within the curtilage of No, 30 Dilworth Lane directly adjacent to the boundary the property shares with the aforementioned property lies a double garage. Therefore in respect of overshadowing, loss of daylight or outlook, as the property does not include windows in the side elevation facing the application dwelling it is considered that the proposed development would share an acceptable relationship with existing and future neighbouring properties.        

The proposed two storey extension would be located to the side of the application dwelling away from No. 34 Dilworth Lane; therefore it is considered that the development would not adversely harm the residential amenity of this property.

	Visual Amenity/External Appearance:

As a general rule any extension should be subordinate to the original house. The original application which was submitted included details for a two storey side extension and single storey rear extension with a front porch. The proposed development was neither set down from the main ridge height of the application dwelling nor set back from the principal elevation of the dwellinghouse. It was considered that the proposed development would fail to be adequately subservient to the host property and would not harmonise with the built form of the existing dwelling. It would have detracted from the character and the present configuration of the building due to being highly visible within the streetscene. Its approval would thus have been perceived to be detrimental to the visual amenities of the application dwelling and the surrounding area. This has subsequently been amended due to officer negotiation with the agent.

The amendments to the proposal included a reduction in the scale of the proposed development, setting the extension down by 140mm from the main ridge height of the dwellinghouse and setting the proposed extension back by 450mm from the principal elevations. Therefore it is considered that the proposal would appear subordinate to the host dwelling and would not result in undue harm to the appearance of the dwelling or streetscene. 
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 alongside the original dwelling. The proposed development will be faced white K-end to the main dwelling and stone to the porch extension, Tapco slate tiles, grey UPVC window frames. It is considered that the proposed extension would harmonise with the built form of the existing dwelling and its surrounding area.  

	Ecology:

A bat survey has been submitted which concludes that the building has a moderate likelihood of supporting roosting bats. No evidence of bats were found internally or externally but several roosting features were noted in the main roof structure and the single storey roof structure which will be impacted by the proposed development.  Should consent be granted a condition will be attached to ensure that these precautionary methods outlined in 4.2 Evaluation Table 8 – Evaluation of buildings/trees (B.1) on site of the bat survey shall be adhered to minimise & mitigate the impact of the development.
The survey further outlines the precautionary methods which should be taken in regards to the safeguarding of breeding birds. It concludes that work should be taken outside the period of 1st March to 31st August. Should consent be granted a condition will be attached to ensure that these precautionary methods outlined in 4.2 Evaluation Table 8 – Evaluation of buildings/trees (B.2) on site of the bat survey shall be adhered to minimise & mitigate the impact of the development.

	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.


