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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed rear dormer extension. Proposed single storey rear extension to form kitchen extension. Removal of redundant chimneys. Internal alterations including provision of ground floor WC. 

	Site Address/Location:
	Woodcote, York Lane, Langho, BB6 8DW 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received with respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	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 DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached bungalow property known as Woodcote, located within the defined settlement area of Langho. The property lies on York Lane, which is predominantly characterised by detached and semi-detached bungalows of a similar architectural style. The application property is faced in render with clay red tiles to the roof and white uPVC windows and doors throughout. 


	Proposed Development for which consent is sought:

Consent is sought for the removal of the redundant chimneys and construction of a rear dormer extension and single storey rear extension. 

The proposed rear extension would project 2m from the rear elevation of the application property and would extend a width of 4.3m. A flat roof form would be incorporated measuring 2.8m in height, whilst a set of bi-fold doors would be included to the rear. 

The proposed dormer would project approximately 3.4m from the rear roof slope, with a height and length of 2m and 4.2m respectively. To the main elevation, 2no. windows would be featured. 

As part of the overall proposal, the existing front entrance door would be relocated to the north-western side elevation, with the existing opening replaced by a window of the same location and scale.

With respect to materiality, the proposed rear extension would be finished in white render while the proposed dormer would be constructed from grey uPVC cladding. New grey render would also be incorporated to the lower elevations of the dwellinghouse, while the existing white uPVC frames and clay red roof tiles are to be replaced with grey uPVC openings and marley modern grey roof tiles. 


	Principle of Development:

The proposal relates to a domestic extension and alterations to an established residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The proposed development would not result in any adverse impact by way of overshadowing or loss of outlook. To the south-east, the proposed rear extension will be adjoined by an existing reverse gable extension of the application property, which, in combination with the higher land levels in this direction, eliminates overshadowing impact upon the neighbouring property in this direction, known as The Oaks. To the north-west, the proposed extension will be sited approximately 3m away from the shared boundary with dwellinghouse known as Sherwood. Given this separation distance, and taking account of the topography, it is not anticipated that any significant degree of overshadowing would be resultant in respect to the occupants of this neighbouring residential property. 

The proposed fenestration would also result in minimal impact in respect to overlooking and loss of privacy. The bi-fold doors to the rear of the extension would provide views solely into the curtilage of the application property, with the fenestration alterations proposed to the front and north-western side elevation of the dwellinghouse also resulting in minimal opportunity for overlooking into neighbouring curtilage. Whilst the introduction of a dormer will provide elevated windows to the rear of the property, it is not considered that the proposed addition would result in any significant impact upon existing privacy levels that would warrant the refusal to grant planning permission. 

Accordingly, the proposal is considered acceptable with respect to impact upon residential amenity. 
 

	Visual Amenity/External Appearance:

The proposed rear extension would project approximately 2m from the rear of the application property. This, in addition to an overall height of 2.8m, awards an acceptable level of subservience to the proposed extension to the extent that its appearance would not result in any measurable undue harm upon the visual appearance of the host dwelling. Furthermore, whilst the proposed rear dormer would add additional mass to the property, this is considered acceptable when read in context with the visual amenities of the area insofar that the rear of the dwellinghouse is not afforded a high level of visibility from the adjacent public realm and the dormer would remain proportionate to the existing built form of the property in respect of its dimensions. 

The movement of the front entrance to the side elevation of the property is not considered to damage the visual amenities of the street scene insofar that the door will be replaced with a vertical opening of similar dimensions. This, in combination with the proposed incorporation of marley modern roof tiles and grey uPVC windows throughout, will allow the application property to respond positively to the external appearance of the adjoined dwellinghouse, creating a visual sense balance between the pair of semi-detached properties. 

Taking account of the above, it is not anticipated that the proposed works would result in any significant adverse harm upon the existing visual amenities of the immediate or wider locality. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection. The proposal is therefore considered to be acceptable with respect to highway safety and parking. 


	Landscape/Ecology:

A Bat Survey has been submitted with the application dated 12th February 2025. The report concludes that due to the lack of any bat roost potential in the property, the proposed changes to the house will not remove or impact on any roost potential and it is highly unlikely that any bats will be exposed or disturbed during the work. 

Despite this, roost enhancement measures are recommended, included the incorporation of a Sku Beaumaris bat box. This has been secured by way of a planning condition. 


	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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