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	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey side extension to include office in roof space.

	Site Address/Location:
	1 Larkhill Old Langho BB6 8AR

		

	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
Policy DMG2 – Strategic Considerations
Policy DME1 – Protecting Trees & Woodland
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a dwelling within Brockhall. The property is an end-of-terrace property located on Larkhill, an area which benefits from a well-established architectural and vernacular style by virtue of the red brick, blue slate and uPVC in use on all properties including the application dwelling. The surrounding area is predominantly residential such is the location of the site within a defined settlement, with the dwelling lying on no other designated land. 


	Proposed Development for which consent is sought:
Consent is sought for the erection of a two-storey side extension to the property. The two-storey element of the scheme takes reference from the host property and will feature a duo pitched roof with an eaves height matching the existing property, with a maximum ridge height of approximately 7.6 metres. A single rooflight will be integrated into the front pitch of the roof, with a gabled rear elevation of the extension providing space for a third-floor office. Viewed from the front elevation the extension will be 2.5 metres wide and feature materials and detailing to match the host property including red brick, white uPVC and blue slate roof tiles.


	Impact Upon Residential Amenity:

The relative seclusion afforded by the plot’s orientation and siting results in minimal impact in respect of overshadowing. The application property is an end-of-terrace plot with no properties within proximity to the west or north, whilst benefitting from a separation distance of 9 metres to the side elevation of the property to the south. As such, the proposed development is unlikely to cause undue residential amenity impact in respect of its massing. 

The development also proposes the introduction of several windows as part of the extension. On the front elevations, windows will be introduced on both ground and first floors with openings identical in size and detailing to the existing openings on the principal elevation. These openings, including the integrated rooflight above, offer no significant views onto the neighbouring property to the south other than of its side elevation and consequently are considered acceptable in this regard. At the rear of the property windows will also be introduced on ground floor and first floor level which will offer the same outlook as that which already exists, with a further opening also proposed on the gable of the rear elevation to provide light into proposed office space. This window will be approximately 2 metres higher than those at first floor level (measured from the centre of both windows) which will limit the additional outlook afforded, in addition to the 15m separation distance northwards to closest curtilage boundary and the heavy crown cover of nearby trees/woodland in this direction. Consequently, no critical impact on neighbouring residential amenities are identified by this element of the scheme, with two windows on the western elevation exclusively overlooking land with non-residential use to the west.


	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 two-storey extension will be situated on the western elevation which is relatively secluded from the street scene and therefore will not be readily visible from public viewpoints. This notwithstanding, the proposal is both sympathetic to, and reflective of, the host property by virtue of its modest proportions and adequate set back from the principal elevation. 

The development is also neither considered unduly harmful to the appearance of the dwelling or that of the surrounding area by virtue of its materials which have been chosen to match those found on the application property. The design of the scheme will also feature architectural styling to reflect that of the host property including brick detailing surrounding all windows with existing coping continued at the same level across the extension, in addition to an existing chimney to be retained as an important characterising feature of the host property and of those in the area. Whilst it is noted that the windows at the rear of the property are not an exact match when compared to the existing fenestration pattern on this elevation, their surround detailing and material type will remain the same which will allow for a reflective design. Accordingly, the visual appearance of the development is considered acceptable.




	Landscape/Ecology:

Whilst it is acknowledged that a series of Tree Preservation Orders are in place within the vicinity of the site, it is not deemed that the proposed development would be harmful to protected species or woodland such is the distance of these from the application dwelling.

A bat scoping survey undertaken in October 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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