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	19/06/24
	

	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed detached swimming pool house and alterations to fenestration in the rear (north-east) elevation of the dwelling (pursuant to variation of conditions 2 (approved plans) and 3 (materials) of planning permission 3/2023/0381 to incorporate design amendments). 

	Site Address/Location:
	Broad Oaks, Northcote Road, Langho, BB6 8BQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN3:	Sustainable Development and Climate Change

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME5:	Renewable Energy

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0421: Approval of details reserved by condition 5 (drainage) and 6 (drainage) of planning permission 3/2023/0381 (Approved). 

3/2023/0381: Proposed detached swimming pool house and alterations to fenestration in the rear (north-east) elevation of the dwelling (Approved). 

3/2016/1112: Erection of tool store and greenhouse, retention of existing solar panels mounted on a pergola and a summerhouse (Approved)

3/2016/1102: Application to determine lawful status of pergola in the garden (Approved) 

3/1990/0823: Lean to conservatory (re-submission) (Approved)

3/1990/0462: Conversion of barn to single dwelling (Approved)

3/1989/0915: Conversion of redundant farm buildings to two dwellings (Approved) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a large, detached barn conversion known as Broad Oaks which was converted in the early 1990’s under planning permission 3/1990/0462. The property benefits from a sizeable rear garden and front driveway, along with an existing lean-to rear extension, tool house/ greenhouse, pergola and summerhouse. The dwelling consists of random stonework, blue slate roof tiles to the main dwelling and Bradstone slate roof tiles to the existing rear extension, and light brown uPVC windows and doors. The application site is located approximately 40m east of the defined settlement limits of Langho and is accessed via Northcote Road. The surrounding area is predominantly residential, with the new Northcote Park housing development being constructed to the opposing site of Northcote Road and the land to the south of the application site, associated with the Ferns, having recently been granted consent for the construction of 8no. detached dwellings under planning permission 3/2022/0537. 


	Proposed Development for which consent is sought:

Planning consent was granted under application 3/2023/0381 for the construction of a detached swimming pool house, incorporating a plant room, changing room and vestibule, following the demolition of the existing summerhouse. This application seeks consent for a variation to the design of the approved development with the revised scheme to comprise the following changes: 

· Minor reconfiguration of changing room including a reduction in footprint; 
· Replacement of plant room double door with single personnel door; 
· Minor reconfiguration of P.V Panels;
· Minor alterations to ridge height;
· Removal of air source heat pump. 

Accordingly, consent is sought to replace the approved plan numbers forming part of the previous planning application 3/2023/0381 with revised plans submitted as part of this S73 application. 


	Impact Upon Residential Amenity:

The proposed variation to the originally approved scheme would involve some minor alterations to the footprint and ridge height of the building. Despite this, the proposed development would remain approximately 10m from the neighbouring property of The Ferns, 20m from the common boundary with Laylocks Farm and over 7m from the dwellinghouse associated with Plot 7 of the recently approved residential development which borders the application property’s southern curtilage boundary. Given this separation distance, it is not considered that the relatively minor variations proposed would be harmful to the amenity of any neighbouring residents.
 

	Visual Amenity/External Appearance:

In this instance, the proposed alterations are considered to be minor in nature and would be afforded limited visibility from the adjacent public realm, being sited approximately 25m from the highway of Northcote Road and adequately screened by the application dwelling itself as well as the existing boundary treatment and tall vegetation. The proposed variations would therefore not be visually prominent within the surrounding landscape and would have a negligible impact upon the visual amenities of the surrounding area. 


	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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