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	N/A
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey side extension.

	Site Address/Location:
	11 Hacking Close Langho BB6 8EY

		

	CONSULTATIONS: 
	Parish/Town Council

	No response prior to determination.

	

	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:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a property within the defined settlement of Langho. The dwelling is located with a residential area of the settlement, accessed from Hacking Close with a principal elevation oriented in the direction of Whitehalgh Lane, a B road connecting the A59 with Whalley Road to the south. The dwelling is set within a typical street scene of low to medium density detached and semi-detached dwellings, however, is heavily screened by existing hedgerow and trees on northern and western curtilage boundaries.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a two-storey side extension to be erected in lieu of an existing conservatory. The side extension will be read as the widening of the existing dwelling, taking on the same form in respect of its eaves and ridge height, roof pitch and design. The footprint of the scheme will be approximately 4 by 8 metres, with proposed dormers to the front and rear of the property. Additional windows are proposed at ground floor level on front (south-west) and side (north-west) elevations, with an additional rear entrance to the garden area also proposed.

In respect of materials the scheme proposes the rendering of the property with timber cladding to the dormers set to be retained along with concrete roof tiles and uPVC windows and doors.


	Impact Upon Residential Amenity:

The massing of the proposed development is not considered to cause undue impact in respect of overshadowing on the basis that the extension will be located on the north-western elevation with adequate separation distances between properties. As a result, the scheme is not considered to impact on the amenities of any neighbouring residents. 

In respect of outlook, the scheme proposes openings on the first floor of both front and rear elevations which are of dormer style. To the rear, the proposed dormer opening is no greater than that which already benefits the property on this elevation and would not result in an outlook which facilitates undue overlooking onto the neighbouring property to the north-east. This neighbouring property is in excess of 15 metres away from the application property and in any case is screened by existing garages in the ownership of both the applicant and neighbour respectively. Consequently having considered the view that would be afforded alongside existing outlook and the breaks in view that exist, no impacts upon neighbouring residential amenities are identified.
 

	Visual Amenity/External Appearance:

The external appearance of the development and its impact upon existing visual amenities and the street scene to which they contribute are also considered to be of particular importance within the Ribble Valley Core Strategy. Policy DMG1 of the Ribble Valley Core Strategy states that all development must:

“2. 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.

3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.”

In its entirety, the two-storey element will feature an approximate length and width of 8 x 4 metres. In the context of the footprint of the dwelling this is considered acceptable, with the length of the scheme matching the length of the existing property exactly. These factors allow the development successfully achieve subservience relative to the host property and no concerns exist in respect of the visual impact of the scheme’s massing.

The proposed two storey extension will be situated on the north-eastern (side) elevation which is secluded from the street scene as a result of the existing set back of the property and the presence of trees lining the dwelling’s curtilage. As a result, the proposed development would only be partially visible from public viewpoints. Assessing the rear elevation of the scheme as it would be viewed from hacking close, the proposed development would be a sympathetic form of development by virtue of its modest proportions which are commensurate with the existing size of the property. In addition, the retention/continuation of defining architectural features including the eaves and ridge height to match existing, as well as a matching roof pitch and dormer design, will integrate the development harmoniously within its context.

It is acknowledged that the front elevation of the scheme proposes a gable dormer which departs from the existing dormer style across the property. Despite this, the heavily obstructed nature of this elevation means the dormer is unlikely to be viewable in any form from the public realm. In any case, the proposed dormer is well proportioned and adequately spaced from the existing dormers within the front roof pitch to the extent that the principal elevation of the property will remain legible and uniform in its appearance.

Finally, 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 largely match those found on the application property. Whilst proposing the addition of render across the property, this is a very common material within the street scene and its introduction does not have an impact on the street scene. The retention of timber cladding across the exterior of the new dormers will reflect existing character, with concrete tiles also proposed to match existing.


	Highways and Parking:

Whilst the proposed extension would add an additional bedroom to the property, the property benefits from off-street parking and therefore the development will have negligible impact upon highway safety in the area.


	Landscape/Ecology:

A Bat Survey undertaken in November 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.


	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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