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	Date Inspected:
	15/10/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of rear sun lounge, rear dormer extension, new glass link plus frameless glass extension to garage, extension of house into garage, extension to garage including dormer extensions to annex above, modification to drive and closing existing vehicular access.

	Site Address/Location:
	Cross House Alston Lane Longridge PR3 3BN

	


	CONSULTATIONS: 
	Parish/Town Council

	Longridge Parish Council suggests that matching materials are used.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection in respect of the proposed development, subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received.  

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
National Planning Policy Framework


	Relevant Planning History:

No Relevant planning history.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a large two storey dwelling located approximately 1km south of the settlement of Longridge on Alston Lane. The application property is within the designated open countryside but has no other restrictions imposed. 

	Proposed Development for Which Consent is Sought:
The application seeks consent for a number of alterations to the dwelling Cross House as listed below:
· Rear dormer extension to main dwelling constructed using zinc cladding and glazing, the proposed dormer will measure approximately 9.5m by 3m and will project approximately 2m from the plane of the roof.
· Alterations and additions to the rear wall, namely rendering, installation of a Juliet balcony at first floor and the construction of a suspended glass canopy.
· Conversion of the existing workshop and western internal parking space to form a kitchen dining and living area.
· Glazed single storey extension to the west of the existing workshop measuring approximately 6m by 2m with a flat roof at a height of approximately 2.5m.
· Extension to the east of the existing garage to form an additional internal parking space, measuring approximately 6.5m by 3.3m with a ridge and eaves height of approximately 5m and 2.5m respectively. 
· Conversion of the first floor of the garage to form annex accommodation this includes the introduction of a Juliet balcony and glazing on the first floor of the eastern elevation, and the construction of 2m by 2.5m dormer windows which will project approximately 2m from the roof plane, on both the northern and southern elevations of the garage.

	Principle of Development:

Should consent be granted a condition will be attached to the planning permission preventing the annexe being used as a separate habitable unit. The division of the dwelling into separately occupied units could be injurious to the amenities of neighbouring or future occupiers, the character of the area or result in harm to the development strategy for the borough and the creation of a new separate dwelling in this location would require further consideration by the Local Planning Authority in accordance with Policies DS1, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy.

	Impact Upon Residential Amenity:

The nearest neighbouring dwelling lies approximately 6m to the west of the application dwelling. The proposed development is not considered to result in any impact on the residential amenity of this neighbour due to the orientation of the application property set slightly back within its plot.
The neighbouring property, The Elms, lies approximately 42m to the south east of the application property, the separation by both highway and distance is considered to ensure that the proposed development will not result in any impact on the residential amenity of this dwelling. 
It is not considered that the proposed annex will cause any harm to the residential amenity of the neighbouring properties; given that the alterations are not considered to be substantial. The proposed annex lies within the residential curtilage of the property and would share an acceptable relationship with the main dwellinghouse. 

	Impact Upon Visual Amenity/ External Appearance:

The general design and appearance of extensions to properties should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. Para 130 of the NPPF stresses the importance to the design of the built environment. Good design is a key aspect of sustainable development and should respond to local character and history, and reflect the identity of local surroundings and materials. The proposed extensions and dormer windows are while contemporary considered to be sympathetically designed and subservient to the host dwelling. Despite the fact that zinc cladding (Rheinzink Standing Seam system in Graphite Grey) is not apparent on the existing property, this cladding on the proposed dormer windows and ground floor extension is not considered to result in any negative impact on the visual amenity of the host dwelling nor the surrounding area. 
The proposal will introduce a Juliet balcony on the eastern elevation of the proposed annex as well as significant glazing on the suggested main rear dormer window, and proposed glazed extension to the west of the existing garage. While the property is afforded a high level of visual prominence due to its location on the T junction where Back Lane meets Alston Lane, the proposed balcony and glazing are not considered to detract from the character of the area or the host dwelling.
The proposal includes the conversion and extension of the western part of the garage to form the new living dining and kitchen area, and the erection of an extension to the garage to the east, to provide two internal parking spots. The proposed annex above the garage will provide a modest level of accommodation and will remain ancillary to the host dwelling. 
While the application is altering the existing property significantly, resulting in a significant increase in the floor space of the dwelling, the proposal is not considered to be out of proportion based on its plot size. The proposal intends to maintain the existing principle elevation as this is the only elevation with some visual merit and provide contemporary additions in direct contrast with the host property to the rear and existing garage.

It is not considered that the proposed alterations will significantly detract from the surrounding area. The existing dwelling is not considered to be one of any substantial visual merit and the proposed changes are not considered to have a detrimental impact on the visual amenity and character of the application property. As Such these are considered to be acceptable additions and will not result in any unacceptable negative harm on the visual amenity or character of the visual amenity or character of the host dwelling

	Ecology:

The bat survey provided with the application concluded that there is no evidence of bats roosting within the property the building is considered to be of negligible potential for roosting bats, the survey has suggested no mitigation measures. 

	Highways:

The current site is accessed off both Back Lane and Alston Lane; the proposal includes the intent to close of the access to Alston Lane, the County Surveyor has raised no objection to this subject to the imposition of a suitable legal agreement with the Highway Authority. 

	Other Matters:

The applicant initially proposed large heavy dormers that where considered to be overly domineering and significantly out of character. The proposed amended plans show the rear dormers to be set back within the roof plane and contain significant glazing to reduce the bulky nature, without compromising the size. The main rear dormer has also incorporated a glazed section to allow for the appearance of two lighter and smaller dormers again without compromising on the scale and size. These amendments are considered to be appropriate to the property and offer contemporary and subservient additions to the host dwelling. 

	Observations/ Consideration of Matters Raised/ Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted.



