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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed raising of ridge height and addition of dormers to both roof slopes. 

	Site Address/Location:
	24 Kirkdale Road, Langho, BB6 8EW. 

		

	CONSULTATIONS: 
	Parish/Town Council

	An objection from Billington and Langho Parish Council was received on 1st April 2025. The concerns raised within the objection can be summarised as below: 

· Direct overlooking and loss of privacy to neighbouring property; 
· Scale and density not in keeping with the area; 
· Loss of light/ overbearing impact. 


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objections has been received with respect to the proposed development. The concerns outlined within the letter can be summarised as below: 

· Loss of privacy; 
· Out of proportion with original concept of the bungalows; 
· Overshadowing/ loss of light; 
· Overbearing impact.


	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No planning history relevant to the determination of this application. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow property at no.24 Kirkdale Road. The dwelling comprises red facing brickwork and white cladding to the external elevations, concrete roof tiles and white uPVC windows and benefits from an existing rear conservatory and car port to the side. The site to which the proposal relates is located within the defined settlement area of Langho and the property benefits from no other designations or constraints. 
 

	Proposed Development for which consent is sought:

Consent is sought for the proposed raising of the ridge height by 0.5m and addition of box dormers to both roof slopes. The proposal has been amended since initial submission, including a reduction in the length of the northern facing dormer and alterations to the proposed fenestration design. 

The proposed dormers would project 2.8m from the roof slope and would have a height of 2m. The dormer proposed to the north elevation would have a length of 6.5m and would include 1no. obscurely glazed window, while the south facing dormer would extend 7.6m and would feature 3no. windows. 1no. window would also be included to the western cheek of both dormers, to the rear of the dwellinghouse. 

As part of the overall development, 1no. roof light would be included to the northern roof slope of the property whilst the existing front entrance door would be relocated to the southern side elevation of the property, replacing the existing bathroom window. A new window would also be included to the principal elevation in place of the existing entrance door. 

With respect to materiality, the proposal would be finished in concrete tiles with white uPVC windows. 


	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 application property is situated within close proximity to the common boundary and side elevations of nos. 22 and 26 Kirkdale Road. 

No.26 Kirkdale Road does not benefit from any existing openings within its northern side elevation, facing towards the application property, and therefore it is not anticipated that the proposed development would result in any measurable undue harm upon these neighbouring residents by way of overshadowing, loss of outlook, daylight or privacy. 

However, no.22 Kirkdale Road does benefit from existing openings to it’s the southern side elevation and therefore the 3no. windows originally proposed to the northern dormer extension, were considered to result in a direct loss of privacy to the occupiers of this neighbouring residential receptor insofar that the openings would afford unrestricted views towards the neighbouring windows.  

Following discussions with the applicant, the scheme has been amended to address the aforementioned privacy concerns, with the proposed development now including 1no. obscurely glazed staircase window and a rooflight. In this respect, it is not anticipated that the amended window configuration would result in any significant detrimental harm upon no.22 Kirkdale Road, by way of direct overlooking or loss of privacy, that would warrant the refusal to grant planning permission. However, a condition has been attached to the accompanying decision notice to ensure that the dormer window is obscurely glazed and non-opening in order to protect the amenity of no.22 Kirkdale Road. 

It is also not considered that the proposed windows to the western cheeks of the dormers would result in any significant undue harm, insofar that the proposal would remain approximately 21m from the rear elevations of the residential properties fronting Springdale Road. The proposed ground floor fenestration alterations to both the principal and southern side elevations of the dwellinghouse would also provide similar views to those afforded by the existing configuration and therefore no undue impact is anticipated in this respect. 

The works proposed to the application property would include a roof raise which would add an additional 0.5m in height to the property’s existing roof pitch. Whilst this, in combination with the proposed box dormer, would likely result in some loss of outlook and daylight to no.22 Kirkdale Road, the resultant impact would be minimal when taking into consideration the existing relationship between the two neighbouring properties. The existing windows featured to the side elevation of no.22 Kirkdale Road are already considered to be compromised by the existing built form of the application property, given the separation distance of 4m and the fact that the application dwelling is located on higher ground compared to no.22 Kirkdale Road. As such, it is not considered that the proposed 0.5m increase in ridge height would result in any significantly greater impact upon no.22 Kirkdale Road than that of the existing. Furthermore, the neighbouring windows are also understood to serve a kitchen and bathroom which are not considered to be habitable rooms, and the application property still benefits from permitted development rights which would allow for the construction of a side dormer extension without the need for formal planning permission. Taking account of the above, any resultant impact of the proposed development is not considered to be so significant to justify the refusal to grant planning permission in this particular instance. 


	Visual Amenity/External Appearance:

The proposed development would be afforded a high level of visibility from the adjacent public realm; however, numerous properties within the surrounding locality already benefit from loft conversions, including roof raises and dormer extensions, and therefore the proposal would not appear an incongruous or anomalous addition to the proposal site or wider area. The ground floor fenestration alterations to the front and southern side elevation of the property, including the relocation of the existing entrance door, is also considered acceptable insofar that any resultant impact would be negligible. 

The proposed development would also be finished to match the external appearance of the existing dwellinghouse, including concrete tiles and white uPVC windows, ensuring visual integration and further reducing the impact of the proposal. 

Accordingly, the works proposed are considered acceptable with respect to external appearance and impact upon visual amenity. 


	Highways and Parking:

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


	Landscape/Ecology:

A Preliminary Bat Roost Assessment Report has been submitted with the application dated 3rd March 2025. 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 efforts are considered to be reasonable to assess the roost potential of the building with no further survey efforts deemed necessary. 

Despite this, a Precautionary Method Statement and Reasonable Avoidance Measures are recommended in order to minimise or remove any potential disturbance to roosting bats. The measures outlined within the report have been secured by way of a planning condition. 

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:

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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