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	Date Inspected:
	13/10/2021
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Demolition of conservatory and utility and construction of dining room and snug extensions. Internal alterations to include the kitchen to be converted to form WC and utility, and existing dining room to be converted into new kitchen. 

	Site Address/Location:
	Norwood, York Lane, Langho. BB6 8DW

		

	CONSULTATIONS: 
	Parish Council

	No comment received within consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Policy DMG1 – General Considerations
Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1987/0445:
Dining room extension and alterations to front elevation. (Approved) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow situated in a suburban location, in the settlement of Langho. The property is found to consist mainly of red brick, with some sections having a render finish with an exposed brick plinth. The site is located at the junction of York Lane with St Mary’s Drive, with only one neighbouring property to the North-East, with the garden backing onto a woodland towards the South-East. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing utility and conservatory, and the construction of dining room and snug extensions. The dining room extension will measure approximately 3m in length, and the snug will measure around 3.8m, with both extensions extending from the east elevation by approximately 4.1m. The maximum height of the proposed pitch roof will measure approximately 4.7m, with the eaves measuring at 2.5m. The development is to be constructed with matching materials to the main dwelling. 


	Principle of Development:

The proposal is for alterations to an existing dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Impact Upon Residential Amenity:

The alterations incorporate new windows on the rear elevation, and shortened windows are to be implemented in the current dining room. These will solely provide an outlook into the dwelling’s back garden, towards the woodlands beyond. As there is only a proposed roof light and no windows to the North-East elevation of the property, there will be no new opportunities for overlooking in relation to property No.63 on St. Marys Drive. The neighbouring property’s South-West elevation also has no windows, so there is no significant overlooking or loss of privacy from the proposal. 

The remaining surrounding properties such as Oak Bank and Langdale are not considered to be negatively impacted by the proposed rear extensions due to the separation distances between the properties, leading to no impact on loss of light, overbearing impact or limiting privacy levels.


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The proposed extensions to the rear of the property will be single storey and have a maximum height of 4.7m, projecting 4.1m from the rear elevation. The proposed extension will mostly be screened by the existing property from view on York Lane, and as such will have limited impact on the visual amenity of the area. The property benefits from a small wall and a tall hedgerow along the North-West curtilage boundary, and hence will completely conceal the new extension from St. Marys Drive. Materials match the existing appearance of the property, with the walls being rendered and the use of concrete tiles on the roof. As such the development is considered to remain subservient to the main dwelling and has an acceptable visual impact.


	Landscape/Ecology:

A bat survey has been carried out on site on 15th September 2021, and concluded that the lack of evidence found indicates that the conversion of the roof space will not impact on any local bat population, nor is it likely that any bats will be uncovered or disturbed during the tile removal. Therefore, the ecological constraints of this development are low. 


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal. Given that the proposed works would not affect the property’s existing parking arrangement it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion: 

It is therefore concluded from the above reasons and having regard for all material considerations and matters raised that the application is recommended for approval. 


	RECOMMENDATION:
	That planning permission be granted.
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