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	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey rear extension.

	Site Address/Location:
	1 Water Meadows Longridge PR3 3BY

		

	CONSULTATIONS: 
	Parish/Town Council

	No response prior to determination.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2011/0316; 3/2013/0307 – Outline and RM for the erection of 58 dwellings. AC.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property within the settlement of Longridge. The site is located off Preston Road, recently constructed as part of a residential development consisting of 58 dwellings total. The dwelling itself is faced in red brick with a gable and bay window on the front elevation of the property, with a conservatory centrally located on the rear elevation. Windows and doors in situ are uPVC with modern roof tiles sited on the roof, materials which are common in the surrounding area.  To the south of the property lies the property known as Grimbaldeston Farm, separated from the application dwelling by an access track to the south of the property.


	Proposed Development for which consent is sought:

Permission is sought for the erection of a two-storey extension at the rear of the property in lieu of an existing conservatory. The first-floor extension will measure 3 metres in depth and be gable in nature, measuring 4.9 metres in width from the southern elevation which the gable second story will adjoin. Toward the north, beyond the gable, the extension will become single storey with a lean-to roof (measuring 2.25m to eaves) and integrated roof light. The eaves height of the gable will match that of the host property, with a marginally lower ridge height. Overall the proposal will match the architectural styling on the front elevation, with materials also to match existing.


	Impact Upon Residential Amenity:

This two-storey extension will project westward from the rear elevation at a depth of three metres and therefore consideration has been given to the extent to which the potential for new elevated overlooking opportunities may arise by virtue of the first-floor gable window within the extension. Despite this, it is noted that beyond the property’s curtilage to the west lies only grassland and soft landscaping connected to the wider residential development, with the nearest dwelling in this direction in excess of 70 metres away. On this basis it is not considered any new overlooking opportunities will occur through the proposed development in this direction.

To the south-west, the neighbouring property known as Grimbaldeston Farm is also deemed to be sited in a position which eliminates the possibility of the proposed development impacting upon the residential amenities of this dwelling, such is the existing separation distance of 11 metres between properties as well as the orientation of the host property relative to the suns path precluding the ability for overshadowing to take place. This notwithstanding, two vertical slot windows to be added to the first floor of the southern elevation will be obscure glazed and secured as such by condition in order to protect any outstanding issues in respect of overlooking.

Given no new openings are proposed on the northern elevation no overlooking concerns arise in respect of the neighbouring property to the north, which is separated by an access driveway running from east to west serving additional residential properties sited further to the northwest. This provides a separation distance of 5 metres between properties, with the distance between the neighbouring property to the north and the gable of the proposed first floor extension standing at over 7 metres. By virtue of this separation distance, largely enabled by the first-floor component adjoining the southern elevation, in addition to the modest level of outward projection (3 metres), it is judged that the limited additional overshadowing which may occur will not unduly compromise the existing amenity of neighbouring occupants to the extent that planning permission be refused.


	Visual Amenity/External Appearance:

The scheme’s design successfully reflects and harmonises with the nature of the surrounding area through its well-considered design, scale and use of materials. The rear extension will largely mirror the front elevation in respect of its general form and style, with a gabled first floor extension and a ground floor extension beneath running the width of the entire property. The proposed dimensions will further allow the scheme to be commensurate and proportionate in scale, projecting no more than 3 metres at any point and possessing an eaves and ridge height no greater than that which is currently extant at first floor level.

The use of materials to match existing including red brick, uPVC and modern roof tiles will further integrate the proposed development to the host property, with the continuation of brick detailing around new window openings further enabling a sympathetic development in accordance with policy DMG1 of the Core Strategy.


	Ecology:

A bat scoping survey undertaken in July 2022 found no evidence to suggest present or historic bat activity within the roof of the building. Consequently, the building is not considered to offer habitat value for roosting bats and as such compensatory mitigation will not be necessary.


	Observations/Consideration of Matters Raised/Conclusion:

As such and for the above reasons, having regard to all material considerations and matters raised, that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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