Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/CMS

	Application No: 
	3/2007/0421/P

	Development Proposed:
	two storey extension on side of existing house at 2 langho woods, old langho, lancashire, bb6 8ag for Mr hoole & ms S. rashid.

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a brick and render built, semi-detached property located in Old Langho. The applicant intends to add a two-storey extension to the side of the dwelling that runs flush with the front elevation. The extension will create an extended kitchen area, utility room, play/sitting room and a W.C. at ground floor level and two additional bedrooms, one with an en-suite at first floor level.
The main issue is relating to the possible affect the proposed two-storey side extension may have on the street scene. The proposal is shown to extend approx. 4metres from the side of the existing dwelling house, and is flush with the front elevation of the property. Whilst we would normally ask that side extensions be set back from the front elevation, following discussions with the agent, an amended plan was submitted showing the addition of a gable over the bedroom window which is considered to add additional relief to the extension. Advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings, Paragraph 5.2, notes that;

· extensions should reflect the character of the original house and the wider locality,

· there should be a good visual relationship between the original dwelling and subsequent additions,

· extensions should not dominate existing dwellings, and

· extensions should match the form and shape of the existing dwelling.

Therefore, as the proposal has been designed to reflect the character of the existing house, and due to the layout of the houses on Langho Woods, it is considered that the proposal will cause no terracing affect and as such, have no significant effect on the street scene.

Therefore considering the above points, it is recommended that this application be granted conditionally.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 05/06/2007














