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	Date Inspected:
	12/12/2024
	Site Notice:
	N/A
	

	Officer:
	MC
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed conversion of loft and installation of dormers to front and rear roofslopes.

	Site Address/Location:
	1 Wheatley Drive Longridge PR3 3TT

		

	CONSULTATIONS: 
	Parish/Town Council

	No response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Countryside Officer:
	Recommends the inclusion of a condition/note for compliance with all reasonable avoidance and mitigation measures identified in the bat survey report and method statement for European Protected Species (Bats) 17.10.2024

	

	CONSULTATIONS: 
	Additional Representations.

	One representation has been received raising the following comments:

- Concerns regarding the chimney heights above the roofline with the proposed dormer extension.
- Chimneys will not be high enough from the dormer
- Development needs to comply with Building Regulations
 

	

	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 DMG3: Transport & Mobility
Policy DMH5: Residential and Curtilage Extensions 
Policy DME3: Site and Species Protection & Conservation 

Adopted Longridge Neighbourhood Development Plan:

Policy LNDP3: Longridge Design Principles

National Planning Policy Framework (NPPF)


	Relevant Planning History:

4/2/1108 – Residential development off Green Lane, Longridge (proposed bungalow)
Approved


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached bungalow dwelling situated in the principal settlement of Longridge, within the adopted Neighbourhood Development Plan Area. The southern boundary is adjacent to the Longridge Postal Delivery Office. In addition, the site is located on land designated as ‘Contaminated Land’.  


	Proposed Development for which consent is sought:

The proposed development would involve the insertion of two flat roof dormers to the roof slopes. One dormer would be inserted to the rear and one two the front, both of which would have a width of just over 6 metres, a height of approximately 1.5 metres and a length of approximately 2.6 metres. The dormers would be set fairly high in the roof slope, approximately 0.16 metres below the ridge height and would be constructed of uPVC cladding which would be fixed horizontally in dark grey to match the existing roof. The window colour would also match the existing.

A number of other external works are also proposed however these works are not considered to require planning permission and therefore have not been included within the description of development. 


	Principle of Development:

The application relates to the extension of an existing dwellinghouse. The proposal is therefore considered acceptable in principle, subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to amenity and states that all 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’

The proposed development result in the introduction of windows to the first-floor front and rear elevations. It is considered that whilst numbers 2-4 Wheatley Drive would be overlooked by these windows, this is not considered to be detrimental to the occupiers amenity as the level of looking would be similar to existing and other separation distances between windows within the road. Similarly, the new rear first-floor windows would overlook the garden of the adjoining property, however this would not result in any adverse impact and would similar to the level of overlooking, had the development been constructed under Schedule 2, Part 1, Class B of The Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended).

As such, it is not anticipated that the proposed development would result in any significant undue harm upon the amenity of any nearby residential properties and the development is compliant with the above parts of Policy DMG1.


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to design and states:

‘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 [and] consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings.’

Policy DMH5 also states that:

‘Proposals to extend or alter existing residential properties must accord with Policy DMG1 and any relevant designations within which the site is located’. 

Turning to the adopted neighbourhood plan, Policy LNDP3 of the Longridge Neighbourhood Development Plan states that:

‘All new development proposals will only be supported when they are of good design that responds positively to the local character and distinctiveness of the surroundings’.

The proposed new dormers would be fairly large in size and could be argued to dominate the existing roof slope due to their width. In addition, when compared to the dormers of the immediately adjacent properties, these would be set fairly high in the roof slope, which would mean they would sit fairly prominent within the surrounding street scene. 

Notwithstanding this, the agent for the application has confirmed that due to the shallow pitch of the roof when compared to neighbouring properties, the dormers cannot be set down any further as the resultant head height would be too low. Whilst the dormers would be visible from the street scene, given the high prominence of dormers within the surrounding area, including the mix of sizes and external materials of construction which include, white cladding, red tiles and grey cladding, the proposal is considered to be in keeping with its surroundings and would not be detrimental to the local character of the area.

As such, the proposal is considered to accord with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy and Policy LNDP3 of the adopted Longridge Neighbourhood Development Plan. 


	Highways and Parking:

Ribble Valley Core Strategy Policy DMG3 states that:

‘All development proposals will be required to provide adequate car parking and servicing space in line with currently approved standards’. 

In addition, Policy DMG1 states that all development must:

‘1. consider the potential traffic and car parking implications.
2. ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated’. 

The proposed extensions would result in two bedrooms within the property. The application does not include any alterations to the existing garage and proposed driveway parking. When the Planning Officer visited the site, it was noted that building materials were being stored in of the dwelling but nonetheless the existing driveway to the side of the property could accommodate 1-2 vehicles. Given the central location, within walking distance to the town centre, the level of parking is considered to be acceptable and compliant with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.


	Landscape/Ecology:

Policy DME3 of the Ribble Valley Core Strategy states that development that would likely adversely affect wildlife species protected by law will not be granted planning permission.

A Preliminary Bat Roost Assessment Report has been submitted with the application, dated 17th October 2024. The report concludes that no evidence was recorded to suggest bats were roosting within the building and no bats were observed or recorded using the building for roosting. The property is considered to be of negligible potential for roosting bats and the survey effort is considered to be reasonable to assess the roost potential of the building with no further survey work deemed necessary. 

Notwithstanding the above, a Precautionary Method Statement and Reasonable Avoidance Measures have been included within the report in order to minimise or remove any potential disturbance to roosting bats. It is considered that these details can be secured by way of planning condition, should planning permission be granted as recommended by the Countryside Officer. 

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirements as it is a householder application. 


	Observations/Consideration of Matters Raised/Conclusion:

Concerns have been raised from the occupier of a neighbouring property that the chimney height is not high enough above the proposed dormers. Whilst these comments are noted any issues with regards to building regulations are separate from the planning process and will be dealt with under building regulations. 

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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