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	Date Inspected:
	07/02/2023
	Site Notice:
	N/A
	

	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed part demolition of conservatory and single storey rear extension to create additional living accommodation. 

	Site Address/Location:
	15 Higherfield Langho BB6 8HQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	Cadent Gas: No objections

	CONSULTATIONS: 
	Additional Representations.

	No comments 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 – Dwellinghouse and Curtilage Extensions 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached property on a cul-de-sac within the defined settlement boundary of Langho. The dwelling comprises brickwork and render to the elevations, uPVC windows and concrete roof tiles. The surrounding area is residential and is largely comprised of detached dwellings. 
 

	Proposed Development for which consent is sought:

Consent is sought for the partial demolition of an existing conservatory and the erection of a new single single storey extension sited at the rear of 15 Higherfield. The proposal is to consist of brickwork, render, uPVC windows and doors and concrete roof tiles, all to match the existing dwelling. The extension will accommodate a larger kitchen and dining area. 
 

	Principle of Development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Impact Upon Residential Amenity:

The two properties with the potential to be impacted most from the proposal are the neighbouring No.17 and No.11 Higherfield which are sited at either side of the host dwelling. The proposed extension is sited to the South-Western side of the dwelling where it would be obscured from view by the existing conservatory from the North-East elevation, as such no impact on privacy or any loss of light is expected for the neighbouring property No.17.  
 
The neighbouring property No.11 is positioned to the South-Western side of the host dwelling where the proposed extension is to be sited. The existing conservatory at the proposal dwelling comprises French doors and a window to the South-Western elevation, which faces No.11. Whilst the proposal would project a further 4.4m Southwards from the existing extension towards No.11, it includes the removal of the aforementioned French doors and window, as such mitigating any risk for loss privacy. Given that the proposed extension is single storey, and the roof height is consistent with the existing extension, no loss of light is expected as a result of the proposal. 

The rear extension would be partially visible by neighbouring properties along the rear curtilage but given the roof pitch of the proposal falls in line with that of the existing extension, it is not considered to have any adverse impact. 


	Visual Amenity/External Appearance:

The proposed rear extension is modest in scale and as such does not appear as an over-dominant addition in relation to the host dwelling. In addition to this, given that the extension is to be sited at the rear of the dwelling, it is not visible from the roadside. The proposed materials are in keeping with the host dwelling and the properties in the surrounding area, therefore no harmful impact on the visual amenities of the area is expected as a result of the proposed extension. 


	Highways and Parking:

Lancashire County Council Highways have not been consulted on the proposal however 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.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal. 


	Other Matters:

Cadent Gas have raised no objections to the proposal but have identified that the proposal site is in close proximity to their medium and low-pressure assets, as such the relevant informative note has been placed on the decision notice. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed single storey rear extension is not expected to have a harmful impact on the visual amenities of the area in as much that it is relatively modest in scale, sited at the rear of the host dwelling and is to be comprised of materials consistent with properties in the area. 

Given that the proposal is single storey and sited alongside an existing extension, it is not expected to inflict any loss of light or loss of privacy on neighbouring properties. 

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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