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	Development Description:
	Erection of a detached single dwelling and garage on split level within the garden to the rear of Overdale, Calfcote Lane, Longridge.

	Site Address/Location:
	Overdale  Dilworth Lane  Longridge  PR3 3ST

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to appropriate conditions. 

	United Utilities:
	

	No objections subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	 6 Letters of representation have been received with regards to the proposed development, the comments are as follows:
· Party Wall Issues

· Loss of View
· Devaluation of Properties

· Outcrop of rock bellow the site 

· Proposed property would not follow the building line along the lane

· Loss of Privacy and overlooking
· Possible Structural damage caused by Piling and excavation works

· Drainage problems

· Highway Safety Problems
· Set a Precedent for similar development

· Proposal does not respect local context or street pattern

· Detrimental to quality, character and amenity value 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME1 – Protecting Trees & Woodland

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2018/0579- Raising of existing roof height to form two-storey dwelling - Two-storey rear extension - Single storey rear (lean-to) extension - Widening of existing single garage to form double garage. Existing roof height (pitch) to be lowered (Approved with Conditions)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a plot of extended garden land associated with Overdale, Dilworth Lane.  The site is located within the settlement boundary of Longridge being also located to the east of the Longridge Conservation area.  The plot of land in question is located directly to the south of Overdale being approximately 446 Sqm in size. 
The surrounding area is predominantly residential with the housing on both Dilworth and Calfcote Lanes being developed over time providing a variety of styles and designs within the area.  The area is predominantly characterised by single story bungalows on the eastern side of Calfcote Lane and two storey dwellings on the western side of the lane. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a one and a half storey detached dwelling with associated parking and single garage, with access from Calfcote Lane, Longridge.
The submitted details proposed that the dwelling will be faced in render, with the dormers on the front elevation facing west also rendered to match. The dormer window to the rear is proposed to be clad using dark grey composite cladding. The proposed dwelling will be of a similar appearance to the neighbouring dwelling Overdale. The proposed dwelling will measure approximately 11m by 7.9m with a ridge and eaves height of approximately 2.5m and 6.5m respectively. 
The proposed Garage is to be sited to the north of the proposed dwelling and will measure approximately 3.6m by 6m with a pitched roof with a ridge and eaves height of approximately 2.3m and 4m respectively. 
Parking provision for the proposed dwelling will be located within and to the front of the proposed garage providing two off street spaces.



	Principle of Development:

The dwelling is sited within the main settlement of Longridge. Longridge is identified within the Key Statement DS1 as a principle settlement to which housing development is directed. 
While the objectively assessed outstanding residual housing need for Longridge has been met, the net addition of one dwelling within a principle settlement is not considered to have any quantifiable or measurable harm to the overall Development Strategy for the Borough.  As such, particularly in locational terms, the application meets the locational aspirations of Key Statement DS1 and Policy DMG2 and is therefore, in principle; the proposal is considered to be in broad accordance with the overall aims and objectives of the Ribble Valley Core Strategy.


	Residential Amenity:
The submitted details proposed that the dwelling to be constructed will be located in the garden to the south of Overdale. The dwelling will benefit from a distance of approximately 13.7m between the rear elevation of the dwelling Overdale and the proposed properties north facing side elevation. The proposed dwelling will consist of one obscurely glazed bathroom window at first floor on this side and as such the proposal is not considered to have any negative impact on the residential amenity of the neighbouring dwelling, Overdale, to the North. 
To the rear of the proposed dwellings lies the residential curtilage of the neighbouring dwellings,1 & 2 Langton Brow, the proposal intends to accommodate one obscurely glazed window on the rear dormer that serves a landing/stairwell which will be obscurely glazed, as such he proposed dwelling is not considered to result in any impact on the amenity of the aforementioned neighbouring dwellings.
The proposed dwelling is situated approximately 5m from the southern boundary of the site, the neighbouring dwelling 4 Langton Brow is situated a further 11m over a highway to the south east of this boundary, due to the orientation of the site the proposed dwelling is not considered to result in any impact on the residential amenity of this property, with particular regard for any possible loss of light, privacy or overlooking.
Concerns have been raised with regards to a loss of privacy and overlooking to facing neighbours at the front of the property, located on the western side of Calfcote Lane. The separation distances between these properties will be approximately 20m, there are no specific requirements with regards to facing properties and similar relationships can be seen farther down Calfcote Lane. In addition the properties to the west of the application site have been constructed using levelling resulting in dwellings slightly risen from the natural fall of the slope, in comparison the proposed dwelling will be built into the slope resulting in the proposed dwelling being set slightly lower than those opposite .As such the proposed separation distances, topographical relationships and siting of the proposal is not considered to result in any significant negative impact on the residential amenity of these neighbouring properties. 
Due to the position to the north and height of the proposed garage, the built form of the proposed detached garage is not considered to result in any impact on the residential amenity of any neighbouring residents.


	Visual Amenity:
It is recognised by the LPA that throughout the wider area there is a variety of house types/designs, which reflect the different times/periods that dwellings have been constructed in Longridge and more specifically on Calfcote and Dilworth Lane. 
The proposed dwelling will be constructed in a similar design to the previously approved alterations at Overdale immediately to the north of the application site.  The residential dwellings along the eastern side of Calfcote Lane are predominantly bungalows as such the proposed dwelling would not be out of character being a bungalow with accommodation within the roof space. 
The proposal will include bi-fold doors on the southern elevation opening onto the amenity space to the south of the dwelling, while this elevation will be afforded a high level of visually prominent on approach from Calfcote Lane, the proposed glazing is not considered to result in any impact on the visual amenity of the area.
The proposal by virtue of its design, appearance and location will not have any impact on the visual amenity of the surrounding area. 


	Observations/Consideration of Matters Raised/Conclusion:

Given the separation distances between the proposed dwelling and existing dwellings considerate is not considered that the proposal would result in any detrimental impact upon existing or future residential amenity.  

Taking account of the solar orientation of the property in relation to adjacent dwellings and the spatial offset distances it is not considered that the proposal, as submitted, would result in any  impact upon residential amenities by virtue of a loss of light or over-bearing impact.

It is further considered that the proposal represents form of development that is considered to be of an appropriate scale, design and external appearance that will not result in any detrimental impact upon the character and visual amenities of the area.

It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.


	RECOMMENDATION:
	That planning consent be granted.


