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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey side extension, single storey rear extension and enlargement of front and rear dormers.

	Site Address/Location:
	78 Hacking Drive, Longridge, PR3 3FP

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	A response initially received by the Highways Authority on 11th May 2023 states that the application as submitted does not fully assess the highway impact of the proposed development and further information is required. 

Following amendments to the scheme LCC Highways now have no objection to the development subject to the imposition of conditions.

	

	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
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility

National Planning Policy Framework (NPPF)
Longridge Neighbourhood Plan


	Relevant Planning History:

No site history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached bungalow at no.78 Hacking Drive, situated within the defined settlement boundary of Longridge and adjacent the Hacking Drive/ Derwent Drive junction. The property features an existing front and rear dormer, along with an integral garage to the south-western side elevation. The surrounding area is predominately residential consisting of numerous dormer bungalow properties, with the Shay Lane Industrial Estate lying immediately to the rear (north-west) of the site. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two-storey side extension which would extend over the existing single storey integral garage, along with a single storey rear extension and enlargement of the existing front and rear dormers. 

The proposed two-storey side extension would project a maximum of 2.5m and a minimum of 1.9m from the side elevation of the main dwellinghouse and have a depth of 7.8m to align with the rear elevation of the original property. A gable roof design would be featured, which would measure 2.3m to the eaves and 6.2m to the ridge. The proposed roof would project the full 2.5m from the side elevation of the property to create a slight overhang towards the rear. To the front elevation, the existing garage door would be retained, whilst a dormer window would be featured at first floor level which would project 1.9m from the roof slope and extend a length of 1.6m. To the rear, the existing dormer would be extended by approximately 1.1m to measure a maximum of 7m in length and 1no. additional window would be installed to serve the proposed en-suite. 1no. single door would also be installed to side elevation of the development, serving the proposed utility.

The proposed single storey rear extension would project 2.5m from the rear elevation of the original dwellinghouse and have a width of 8.9m, extending across the full extent of the existing rear elevation and the proposed two-storey addition. The proposed development would feature a flat roof design which would measure 2.84m in height and would include the installation of 2no. roof lanterns. To the rear elevation of the proposal, a set of bi-fold doors would be installed along with 1no. window. 

The proposed development would be constructed in materials to match the original property, including matching red brickwork, slate roof tiles and white uPVC windows and doors. The existing dormers would also be re-clad in white uPVC, with the proposed dormer extensions to match.  


	Principle of Development:

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


	Impact Upon Residential Amenity:

The proposed two-storey side extension to the property’s south-western facing elevation would feature an additional dormer window to the front and rear of the dwelling. The proposed bedroom window to the front elevation would provide views towards the highway and the existing junction towards Derwent Drive, whilst the rear window would provide views towards the rear of the property, including the rear garden area of no.80 Hacking Drive. Despite this, the views from the proposed front and rear dormer windows would be similar to those afforded by the existing dormers featured at the property, and therefore the proposal would not result in any new opportunities for overlooking or loss of privacy. In addition to this, the proposed window to the rear would serve the proposed en-suite and would therefore likely be obscurely glazed, further mitigating any impact upon the amenity of no.80 Hacking Drive. 

The proposed two-storey addition would also bring the application dwelling closer to the side elevation of no.80 Hacking Drive at first floor level and towards the rear of the existing integral garage. It is acknowledged that the application property is sited on slightly higher ground than this neighbouring property which also features an existing first floor window within its gable elevation. However, this window is obscurely glazed and is thought to serve the landing/ staircase which is not a habitable space. As such, given there are no windows proposed within the side elevation of the development, the two-storey side extension would not result in any unacceptable impact upon the amenity of no.80 Hacking Drive by way of overshadowing, loss of outlook, daylight or privacy that would warrant the refusal of the application. 

With regards to the proposed single storey rear extension, the development would include the installation of a set of bi-fold doors and 1no. window to the rear elevation. However, this would primarily allow views into the property’s rear garden and would not directly face any neighbouring residential properties. It is therefore not considered that the proposed works would adversely affect the existing levels of privacy. 

The relatively modest rearward projection (2.5m) of the proposed single storey extension would also not result in any significant degree of overshadowing or loss of outlook in regard to the adjoined property of no.76 Hacking Drive, located to the north-east, or no.80 Hacking Drive, situated to the south-west. Any impact upon the amenity of these adjacent residential dwellings would be further mitigated by the relatively large, open rear gardens in which these properties benefit from. In view of this, the proposal is acceptable in relation to its impact upon residential amenity. 


	Visual Amenity/External Appearance:

Whilst the proposed single storey rear extension would not be highly visible from the public realm, being screened from view by the application property, the proposed two-storey side extension would be publicly visible from the highways of both Hacking Drive and Derwent Drive and would therefore result in some visual impact upon these street scenes. Despite this, the proposed two-storey addition would project a maximum of 2.5m from the side elevation of the main dwellinghouse and would be set approximately 0.4m back from the principal elevation of the property, matching that of the existing single storey integral garage. The proposed size and scale of the proposal would therefore not appear an overbearing or incongruous addition to the host property. The roof pitch of the proposed development would also be set approximately 0.6m below that of the existing dwelling and would therefore appear subservient to the main property. 

Furthermore, the proposed side and rear extensions would be constructed in materials to match the existing dwellinghouse, including matching red brickwork, slate roof tiles and white uPVC windows and doors, further reducing the visual impact of the proposal and ensuring visual integration with the existing property. The proposed dormer extensions would be clad in white uPVC, with the existing dormers being re-clad to match. Whilst this would introduce a new material to the host dwelling, dormers clad in white uPVC are well established within the immediate vicinity and the wider locality and would therefore not appear an uncharacteristic or out of keeping addition to the property. The adjoining property of No.76 Hacking Drive has also recently received consent for the erection of a two-storey side extension, under planning permission 3/2021/1106, which also includes the addition of white uPVC clad dormer extensions, further mitigating the visual impact of the proposal on the street scene. 


	Highways and Parking:

Following consultation with Lancashire County Council Highways, it was not considered that the proposal, as originally submitted, fully assessed that highway impact of the proposed development. The proposed development would result in an increase from a 2no. bed to a 4no. bed property at the site. The existing integral garage would also be reduced in size internally, resulting in the loss of an existing off-street parking space. The existing hard standing to the front of the dwelling would therefore provide just 2no. off-street parking spaces at the site. However, a 4no. bed property requires 3no. off-street parking spaces to be provided and as such, the development would result in a shortfall of one space. 

Furthermore, with the property being located immediately adjacent the Hacking Drive/ Derwent Drive junction, the Local Highway Authority have requested that the additional space be provided in order to prevent any obstruction to the safe use of the junction resulting from any subsequent on-street parking outside the application property. 

An amended plan has been submitted to address these concerns and Highways have been re-consulted. The existing hard surface driveway has been extended to approximately 6.7m to accommodate an additional parking space to the front of the property. As such, the proposal would provide the 3no. off-street parking spaces as required to comply with the parking guidance. The Local Highways Authority therefore have no objection to the proposal. 

The proposed development is therefore not considered to have any significant impact upon highway safety, capacity or amenity in the immediate vicinity of the site, subject to the imposition of conditions. 


	Landscape/Ecology:

A daytime bat survey was carried at the application property on 29th March 2023. No evidence was recorded to suggest bats were roosting within the building and no bats were observed or recorded using the building for roosting. As such, the property is considered to be of negligible potential for roosting bats. Despite this, a cautionary approach is advised and in the unlikely event that any bats are discovered, disturbed, or harmed during development, all work must cease immediately, and further advice be sought from a licenced ecologist. It is also recommended that an artificial bat box be incorporated within the site in order to provide roosting potential for the local bat population. 

Nesting House Sparrow were, however, observed at the apex of the southern gable behind the fascia boarding. As such, any construction work should be carried out outside of the bird nesting season (1st March – 31st August inclusive) unless a nesting bird survey carried out less than 48 hours in advance of the works, by a licensed ecologist, confirms the absence of nesting birds. A letter from the ecologist confirming the absence of nesting birds should be submitted to the Council within one month of the survey being undertaken. It is also advised that if birds are found to be nesting within or in close proximity to the work area, all work must cease immediately, and an exclusion area established to prevent disturbance. The exclusion area should be established by a licenced ecologist and works should only proceed upon confirmation from a licensed ecologist. Monitoring for nesting birds should continue for the duration of the works thereafter. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval. 


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions. 
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