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	Date Inspected:
	31/10/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing single-storey extension to side and conservatory to rear. Erection of two-storey extension to side with Juliet balcony, single-storey flat-roof extension to rear and conversion of loft space to include rear dormer.

	Site Address/Location:
	16 Brookside Langho BB6 8AP

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received at the time of determination.

	

	CONSULTATIONS:
	Additional Representations.

	No representations have been received

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The property is semi-detached, located on the eastern side of the residential crescent shaped cul-de-sac development of ‘Brookside’ within the settlement of Old Langho and in the Open Countryside.

	Proposed Development:

The application relates to the erection of a two-storey extension to the side , single-storey rear extension and flat roof dormer extension to the rear roofslope of the existing property.
The two storey side extension would project 3.3m from the side of the application property and have a depth of 7.4m. It would have an eaves and ridge height to match that of the existing dwelling and will form a continuation of the existing roofline. The proposal would be faced with white render walls and double glazed PVCu windows and concrete tiles to the roof to match the existing property. The extension will incorporate a full height glazed opening to the rear at first floor level with a Juliet balcony.
The single-storey rear extension would project 3.7m from the rear elevation and have a length of 8.2m and 2.9m in height with a flat roof. Full height glazing with patio doors are to be inserted to the full length of the extension and constructed of white render walls and a fibreglass reinforced liquid applied membrane to the roof.

A flat roof dormer extension is proposed to the rear roofslope of the existing property projecting 3.2m from the existing ridge height of the property, 6.3m in length and 2.2m in height. Constructed of wood effect PVCu. 



	Relevant Planning History:

N/A

	Impact Upon Residential Amenity:
The two-storey side extension is to match the size and proportions of the main dwelling, thus ensuring that it does not project beyond the rear building line of 17 Brookside to the east of the property. The development would lead to some loss of the visual gap between no. 16 & 17 Brookside however given that the first floor window to the side elevation of the neighbouring property is obscure glazed any impact would be minimal. 

I note that patio doors are proposed at first floor to the rear of the two-storey side extension with a Juliet balcony. I consider that the orientation of the next row of semi-detached properties to the east (Nos. 17 & 18) will ensure that any potential overlooking from the Juliet balcony will not be significantly worse than the current situation from the existing first floor window to the rear of the existing property. Furthermore, a condition will ensure that the flat roof area to the single-storey extension cannot be used as a balcony or any form of outdoor seating area to protect the amenity of neighbouring residents.
The projection of the single-storey extension as initially proposed was 4m. This has subsequently been reduced to 3.7m and an amended plan was received on the 21st of November. The single-storey rear flat roof extension will replace an existing conservatory which projects 3.7m from the rear of the property, the replacement will also project 3.7m. I note the adjoining property 15 Brookside has a conservatory on the common boundary shared with the property. In my opinion whilst some loss of light may occur as a result of the proposal, I consider that as the proposed extension will not project significantly beyond the conservatory of the adjoining property, any potential impact upon the amenity of residents would be minimal.

I consider that any impact of the proposed rear dormer upon the privacy of neighbouring residents at attached property 15 Brookside will be minimal and there are no properties to the north-east of the ‘Brookside’ development. I am also mindful that the dormer extension could be constructed under Permitted Development Rights.

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.

 

	Visual Amenity/External Appearance:

In assessing the impact of the proposed two storey side extension it is important to ensure that side extensions are not unsympathetic, overly large or poorly designed as this can have a detrimental impact on the character of the street scene and surrounding area. 

Ribble Valley Core Strategy Policy DMG1 places particular emphasis on visual appearance and relationship of the proposal in regards to its surroundings. Extensions can be perceived as being prominent if not carefully sited and particular care should be taken with schemes visible from public vantage points.

The application property is located in a prominent location adjacent to the main highway whilst similar extensions with the surrounding area are located in more conspicuous locations. In most cases, the Authority would seek to ensure that two-storey extensions are adequately ‘set-down’ and ‘set-back’ so as to ensure that proposed development appears subservient to the main dwelling. On this occasion the two-storey extension matches the building line and ridge of the existing property, however, it is considered that the lack of set back and set down of the two storey side extension would not be so detrimental as to warrant a refusal given that the size and scale of the extension would not dominate the original dwelling and respects its proportion, form and detailing.

Furthermore, it is noted that permission was approved for a two storey side extension at No. 1 Brookside under planning application number 3/2014/0362 (decision date: 25/06/2014) and 2 Brookside under planning application number 3/2016/0039 (decision date: 14/03/2016). The design of both proposals consisted of a two storey side extension which was neither set down nor set back from the main dwelling. The design of this approved proposal is similar to that of the submitted applications. 

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 two storey side extension would be faced with white render with concrete tiles to the roof which will match the materials used in the construction of the existing dwelling.  It is considered that the proposed extension would harmonise with the built form of the existing dwelling and its surrounding area.  

As a general rule extensions should appear subordinate to the original dwelling. The proposed single storey rear extension would appear subservient to the main dwelling given its single-storey nature and the rear dormer would in my opinion appear proportionate to the main property and would not be visible within the public realm. 

	Ecology:

A bat survey dated the 27th of September 2017 has been submitted in which a preliminary roost assessment (scoping survey) has confirmed that there is a relatively low risk in terms of the likely impact of the proposed works on protected bat species. Disturbance to roofing materials should however be avoided during the period 1 May to 31st August.

	Conclusion:

In conclusion, it is considered that the proposed developments would not result in 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. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That conditional planning permission be granted


