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	Development Description:
	Part two-storey, part single-storey rear and side extension to create grandparents annex, additional bedroom and extra living space. Resubmission of planning permission 3/2018/0214.

	Site Address/Location:
	Pengarth 28 Dilworth Lane Longridge PR3 3ST

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection has been received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	LCC County Surveyor has withdrawn there objection following the submission of amended plans.

	CONSULTATIONS: 
	Additional Representations.

	One Letter of representation has been received, the comments have been summarised below:
· The built form of the extension is not in keeping with the existing dwelling.
· Brings the built form closer to neighbouring boundary.

· Would be better if built rearwards not towards neighbouring boundary.

· Overlooking and loss of privacy as a result of the proposed balcony.

· Loss of light to kitchen window

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage extensions

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2018/0214- Part two-storey, part single-storey rear and side extension to create grandparents annex, additional bedroom and extra living space.(Withdrawn)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

 The application property is located within the settlement boundary of Longridge, to the north east of the Longridge conservation area. The application property is a two story detached dwelling constructed using red facing brick and render with slate roof tiles.

	Proposed Development for which consent is sought:

The application seeks consent for a part two storey extension; measuring approximately 4m by 7.5m the proposed two storey extension would have a ridge and eaves height of approximately 6.8m and 5.8m respectively. The two storey development includes plans for a roof terrace over a section of the further single storey development, this terrace would measure approximately 2m by 7.5m.

The single storey aspect of the development would extend a further 7m approximately from the rear elevation of the dwelling and measure approximately 9.5m wide with a roof height of approximately 4m and will provide annex accommodation for the applicant dependant relatives.
The application has also included plans for a double garage and decking to the rear of the application dwelling. The existing single garage would be demolished and replaced with the proposed double garage. The garage will measure approximately 5.5m by 5.5m with an eaves height of approximately 2.5 and a ridge height of approximately 4m.

	Principle of Development:

In accordance with Policy DMH5 of the Ribble Valley Core Strategy proposals to provide accommodation for elderly or dependant relatives will be subject to the following criteria:

1. The development must be capable of integration into the main dwelling or a use that is ancillary to the use of the main dwelling house when circumstances change.

2. The extension should generally speaking provide only a modest level of accommodation.

Furthermore all development 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 (refer to DMG1 of the Core Strategy). I consider the proposed annex, whilst large, to comply with policy DMH5.

	Residential Amenity:
The neighbour to the east lies approximately 20m from the proposed development and as such it is not considered that the proposal would result in any further impact than what currently exists.

The application property is located within the settlement of Longridge on Dilworth lane, within the locality there are numerous different house types and sizes of dwelling. The neighbouring property Dilworth Cottage is located approximately 10m to the west of the existing dwellinghouse. The proposed extension will bring the built form of the dwelling closer to this neighbouring property by approximately 6m. While some loss of light may be experienced by this neighbouring properties kitchen window, this is not considered significant by means of the 45 degree rule to warrant a refusal of the planning application.
The proposal includes a 1.8 obscure glazed privacy screen on the western elevation of the proposed balcony. As such the proposal is not considered to result in any loss of privacy nor have any negative impact on the neighbouring property, Dilworth Cottage’s, enjoyment of their garden amenity space or impact the first floor windows of this neighbour. A condition has been attached to ensure that this privacy screen is erected prior to the terrace area being brought into use and retained as such thereafter. 
The proposed replacement double garage is not considered to have any impact on the residential amenity of neighbours to the east or west as existing boundary treatments and the single storey nature of the proposal limit any possible impact.
As such the proposed development is not considered to result in any significant impact on the residential amenity of any neighbouring property. 

	Visual Amenity:
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 and the nature of the proposed development to provide ancillary annex accommodation. 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 Dilworth Lane. It is not considered that the proposed alterations will significantly detract from the surrounding area. While the proposal is substantial in size the development is not considered to result in any overbearing impact on the detached dwelling, and will remain subservient to the host property by way of a lower ridge and contrasting contemporary nature. The existing dwelling is not considered to be one of any substantial visual merit and the proposed changes are not considered to be out of character or detrimental to the surrounding area. 
The proposed extension is to be constructed using red facing brick and matching tiles, the rear windows of the property and those on the proposed extension will be framed using Anthracite grey uPVC. The proposed materials are considered to be acceptable and will not result in any significant harm on the visual amenity or character of the dwelling of the surrounding area. 
The proposed double garage development is to be faced in corresponding materials to the dwellinghouse and as such I do not consider the proposal to result in significant harm to the visual amenity or character of the area.
The proposal by virtue of its appearance and location will not have a significant impact on the visual amenity of the surrounding area.

	Landscape/Ecology:

A bat scoping survey was submitted with the application which concluded that there is limited roosting potential and there is no evidence to suggest bats have used the site.

	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.


