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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed first floor extension and additional parking

	Site Address/Location:
	60 Preston Road, Longridge

		

	CONSULTATIONS: 
	Parish/Town Council

	None received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the imposition of a condition requiring submission of a parking plan. 

	CONSULTATIONS: 
	Additional Representations.

	None received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions
Policy EN5 – Heritage Assets
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)
Planning (Listed Buildings and Conservation Areas) Act

Longridge Neighbourhood Plan:

Policy LNDP3 – Longridge Design Principles


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of detached bungalow off Preston Road in Longridge. The dwelling incorporates a pitched roof oriented so the gable end faces the road. There is external curtilage and garden space in all directions from the dwelling, including a small detached outbuilding to the north-west. 31 Langdale Road sits immediately to the south, with 58 Preston Road immediately to the north. To the west sits Hacking Hobbs Builders Yard and immediately to the north-west is the Grade II Listed Hacking Hobbs Farm. In addition, the dwelling sits adjacent (but not within) the Newtown Conservation Area. 


	Proposed Development for which consent is sought:

The proposal seeks an extension to the dwelling to incorporate an additional storey, on top of the additional built footprint retaining the pitched roof and existing orientation. In addition the proposal seeks to incorporate an additional parking area (incorporating permeable hardstanding) to the south of the dwelling within the existing curtilage. This represents a small extension to the existing parking area. 

The first floor extension incorporates:
· To the southern elevation
· Vertical extension to bay window, incorporating cedar boarding and pike to the top. 
· 2no. window openings utilising obscure glass to the 1st floor
· Flush fitting roof lights and integrated PV panels
· Removal of chimney stack
· To the northern elevation
· Introduction of 3no. window openings to 1st floor
· To the western elevation
· Replacement of back door with window opening, introduction of 2no. window openings to 1st floor
· To the eastern elevation
· Introduction of 2no. obscured window openings to the 1st floor, and 2no. window openings to the ground floor

The elevations will be rendered, matching the existing dwelling. 
 

	Principle of Development:

The proposal relates to a domestic extension to an established residential dwelling and as such is acceptable in principle subject to further detailed assessment of the relevant material planning considerations.


	Impact upon Listed Building and Setting:

The application site does sit in close proximity to the curtilage and structure of the GII Listed Hacking Hobs and as such is required to comply with CS Policies EN5, DME4 and NPPF Paragraph 202. 

EN5 states that there will be a presumption in favour of conservation and enhancement of the significance of heritage assets, and DME4 states that proposals on sites within the setting of a building which cause harm to their significance will not be supported. 

NPPF Paragraph 202 states that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including securing its optimum viable use. 

In this sense, the harm to the significance of the building has been considered. Officers are of the opinion that, given the distance from the structure of the Listed Building, the sufficient level of screening and visual barriers to the building from the application site (including a ~1.8m wall and significant hedge and tree growth, as well as the dwelling at 58 Preston Road) indicate that there would be no harm to the significance of the Listed Building. As such the proposal is considered compliant with EN5, DME4 and NPPF Paragraph 202 in relation to harm to the Listed Building.


	Impact upon the setting of Conservation Area

EN5, DME4 and NPPF Paragraph 202 are also relevant in relation to the Newtown Conservation Area, as the dwelling sits immediately opposite a terraced row that sits within it. The buildings are allocated as ‘Buildings of Townscape Merit’.

Officers consider that, as the Conservation Area sits on the other side of the road and there is significant precedent on the western side of the road for two-storey dwellings, the provision of an additional storey to the dwelling is likely to have a negligible impact on the setting and character of the Conservation Area. In addition, the proposed gable at the eastern elevation incorporates a variety of well designed, matching fenestration to ensure there is not an expansive blank gable facing onto the Conservation Area. 

As such the proposal is considered compliant with EN5, DME4 and NPPF Paragraph 202 in relation to the impact on the setting of the Newtown Conservation Area. 


	Impact Upon Residential Amenity:

As per Core Strategy Policy DMG1, development must:
1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible. 

In this sense, the proposal is considered to have a negligible impact upon residential amenity. As the extension only incorporates a 1st floor extension above the existing footprint, there is no increase in the projection along any common boundary. The dwelling is also set well in the centre of its plot with significant distances from all common boundaries, so it is not considered that there is any increase by way of amenity impact as a result of the extension appearing dominant or overbearing, nor is there any unacceptable loss of sunlight. 

It is noted that the main bedroom window faces north, towards the neighbouring property and not towards the roadside by virtue of the orientation of the property. On this occasion this is deemed acceptable as whilst there may be an increase in overlooking, this would be directed towards the front curtilage of the dwelling to the north (62 Preston Road) which in any case is immediately visible from the public highway and as such Officers consider isn’t ‘private’ in any sense. As such this inclusion of this fenestration is not considered ‘intrusive’. 

Where other intrusive fenestration has been proposed to habitable rooms (such as those that are south-facing towards 31 Langdale Drive), obscured glass has been sought and secured to ensure that there is no risk of an increase in overlooking and as such a loss of privacy. Given the above the proposal is compliant with DMG 1 (Amenity).  


	Visual Amenity/External Appearance:

As per CS Policy DMG1, all development must 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. 

DME2 also states that development proposed will be refused which significantly harm important townscape elements, such as the scale, form and materials that contribute to the characteristic townscapes of the area.

In this sense the proposal is considered acceptable from a design perspective. The continuation of the bay-window to the 1st floor, inclusive of cedar boarding and a pike feature at the top ensures there is variation to each elevation, and the orientation of the dwelling ensures that the visual amenity of streetscene is well protected, as this elevation does not form a primary elevation. The proposed fenestration is well spaced and scaled. There is a strong precedent for 1.5 and 2-storey buildings in the immediate vicinity and the provision of an additional storey would not look out of place on a varied and feature-full streetscene. In addition, following amendments submitted further fenestration has been included on the eastern elevation to ensure that there is not a blank gable facing onto the road. With regard to the extension of the parking area, this is considered acceptable and in any case is not likely to require planning permission. 

Given the above the proposal is considered compliant with CS Policies DMG1 and DMH5, Policy LNDP3 of the Longridge Neighbourhood Plan and the design objectives found within the NPPF.


	Highways and Parking:

The proposal does not seek to alter existing access arrangements but does include arrangements for the extension of permeable hardstanding to allow for an additional parking space. Following consultations with LCC Highways, this is deemed acceptable subject to the imposition of a parking plan being submitted. Officers consider that this condition is not necessary particularly given the extension to the proposed parking area does not require planning permission, and in any case would be unenforceable. Given the above, no further assessment is required, and the proposal is considered compliant with DMG1 (Access).


	Landscape/Ecology:

A Bat Survey was submitted as part of the application, concluding that the proposed development does not require an EPS License to proceed lawfully. Upon review, Officers are considered to be in agreement with this report. As such no further assessment is required.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and 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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