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	Officer:
	EP
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing rear extension and proposed enlarged single storey rear extension. 

	Site Address/Location:
	2 Higherfield Langho BB6 8HQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	Multiple comments have been raised in regard to residential amenity, the points raised were in relation to

· Distance between the proposed extension and neighbouring dwellings.

· Lack of access for building equipment and materials down the passageway sited to the South-West of the proposal dwelling and damage that may occur as a result.  


	

	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

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 within the defined settlement boundary of Langho. The proposal dwelling consists of red brick to the elevations, uPVC windows and doors and concrete roof tiles. The surrounding area is residential and comprises numerous other detached properties. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of an existing lean-to extension at the rear of the property and the erection of a new single storey extension to accommodate a larger kitchen/dining area. 


	Impact Upon Residential Amenity:

The proposed extension is sited to the rear of the host dwelling, towards the North-Western elevation. The neighbouring property along the North-Eastern boundary is No.4 Higherfield. The proposed extension is to consist of one uPVC door to this elevation, which is consistent with the existing dwelling. As such, there is no risk of loss of privacy from this side. In addition to this, given that the proposed extension is single storey and will only project approximately 3m from the existing rear wall, no loss of light is expected as a result of the proposal. 

There are two neighbouring properties adjacent to the South-Western boundary, No.16a and No.36a Rodgersfield. Given that No.16a Rodgersfield is sited forwards of where the proposed extension starts, it is not considered there will be any adverse impact as a result of the proposal. Whilst the proposed rear extension will project an additional 2m rearwards of the existing lean-to extension, there are no windows to this elevation and as such no loss of privacy is expected as a result. In addition to this given that the proposed extension is approximately 7m away from No.36a, no loss of light is expected as a result either.

A number of comments have been made in relation to the narrow passageway sited to the South-West of the host dwelling and whether this will provide sufficient access for building equipment and materials without causing damage to the neighbouring shared boundaries. However, there is an additional, wider access point sited to the North-Eastern side of the proposal dwelling which would provide access to the rear of the property. 

The properties sited along the rear curtilage of the host dwelling, No.4 and No.6 Midfield are not expected to be subject to any adverse impact given that the proposal is single storey and there is approximately 7m from the proposed rear extension to the rear shared boundary. 


	Visual Amenity/External Appearance:

Whilst the proposed extension is to extend the entire width of the existing dwelling, the single-storey nature allows for a subservient position in relation to the host dwelling. The proposed extension is sited to the rear of the host dwelling and as such is out of sight from the roadside. The proposed materials consist of brickwork, render, uPVC windows and doors and concrete roof tiles, all of which are consistent with the existing dwelling and surrounding properties. As such, the proposal is not expected to have any negative impact on the visual amenities of the area. 


	Highways and Parking:

LCC Highways were not consulted in relation the proposal given that it does not seek to alter or impact upon the existing parking arrangements. 


	Landscape/Ecology:

No ecological restraints were identified in relation to the proposal. 


	Observations/Consideration of Matters Raised/Conclusion:

Given its relatively screened position at the rear of the host dwelling and its modest scale, the proposal is not expected to have any adverse impact on the visual amenity of the area. 

The proposal is considered to have an acceptable relationship between neighbouring dwellings, therefore no loss of light or privacy is expected as a result. 

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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