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	Date Inspected:
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	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of garages and sheds. Two storey side extension, including rear balcony. Alteration of existing side dormer (resubmission of application 3/2017/1130).

	Site Address/Location:
	2 Ridge Court Longridge PR3 3RZ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections providing matching materials are used. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	No further representations have been received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DME3 – Site and Species Protection and Conservation

Policy EN4 – Biodiversity and Geodiversity

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

	Relevant Planning History:

3/2017/1130- Demolition of garages and sheds. Two storey side extension, including rear balcony. Alteration of existing side dormer. (Approved with Conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

 ‘Ridge Court’ is a cul-de-sac comprising of four detached properties of varying designs and materials used in their construction. 2 Ridge Court is a semi-detached property with a distinct pitched roof gable frontage at the head of the cul-de-sac.


	Proposed Development for which consent is sought:

Permission is sought to demolish the existing garage and shed and construct a two-storey side extension to the south-western end of the property. The footprint of the proposed ground floor is to be sited in the same position as the existing garage and therefore set-back from the piked gable frontage by 1m. The proposed extension will measure approximately 7m by 10m with a ridge and eaves height of approximately 7m and 2.5m respectively. 
The proposal includes a dormer on the rear elevation of the extension, this will extend from the ridge of the extension, will have a depth of approximately 3m, measure approximately 10.5m wide at the ridge and 8.5m wide at the eaves to the roof plane of the main dwelling. The application includes the addition of a balcony on the rear of the property measuring approximately 7m by 2m.
Two piked dormers are to be inserted to the front of the north western facing roof slope These will each have a depth of approximately 3.5m, measure approximately 2.5m wide and project approximately 3m from the plane of the roof.
The existing flat roof dormer to the north eastern elevation is to be enlarged to measure approximately 1m in depth, approximately 2m wide and project approximately 1.5m from the plane of the roof.


	Residential Amenity:
2 Ridge Court is at the head of the cul-de-sac in which the nearest residential property to the south/south-west is 104-106 Heathcotes which is over 20 metres from the property. Furthermore there are no residential properties directly to the rear. It is therefore considered that any impact of the proposed extension to the south western side of the property as a result of massing/ overbearing impact upon the amenity of neighbouring residents will be minimal.
The proposal includes the insertion of two piked dormers to the front (north-western) roof slope. The property opposite ‘3 Ridge Court’ has three piked dormers attached to the front (eastern) roof slope in which the outer two are obscure glazed and the middle is clear glazed. Due to the fact that the relationship of 2 Ridge Court and 3 Ridge Court is at an obscure angle and there is an intervening distance of approximately 20 metres between the piked dormers, it is considered that the proposed front facing dormers will not result in any negative impact on the residential amenity of the adjacent neighbours.
With regards to the proposed balcony to the rear, it must be considered that the neighbouring property, 1 Ridge Court, has an existing clear glazed balcony to the rear elevation of their property at first floor in which occupants can presently directly overlook into the rear amenity space of 2 Ridge Court, in addition this neighbour has since had a similar scheme approved (3/2018/0040) including a rear balcony with a privacy screen. On the basis that the proposed balcony is to the south western end of the property, as well as that there is an existing degree of overlooking from the attached neighbours balcony towards the applicants amenity space, and the recently approved scheme providing further screening, it is not considered appropriate to condition the proposed balcony nor recommend refusal of this aspect of the scheme.
The flat roof dormer to the north-eastern elevation will not have a significant impact upon the amenity of neighbouring residents at 1 Ridge Court as works are to increase the size of the existing dormer which presently faces the roof slope and small flat roof dormer to the south-western roof slope of 1 Ridge Court, thus not making an existing situation worse.



	Visual Amenity:
Given that the property is at the head of the cul-de-sac in terms of design, I am satisfied that the scale, size and design of the development will not prove visually prominent within the street scene and remain subservient to the main dwelling. The proposed scheme is also visually similar to that recently approved at the adjoining neighbour, 1 Ridge Court, and will be constructed using similar materials to those found in the existing dwelling. As such the proposed development is not considered to result in any significant harm on the visual amenity or character of the area.


	Landscape/Ecology:

As a condition of the previous consent a bat survey and method statement has been submitted within the application. The recommendations of such shall be conditioned as a requirement of this consent.

 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development 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 planning consent be granted.


