Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2009/1018/P

	Development Proposed:
	Proposed lounge and bedroom extension at 65 Rogersfield, Langho.



	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No observations 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 detached property on the bend of Rogersfield within the main settlement of Langho.

Permission is sought for the addition of a single storey extension to the western side elevation of the property which incorporates an extension towards the front elevation of the property measuring approx. 2m x 2.6m x 3m in height and attached to this an approx. 6m x 3.4m x 3.5m in height extension both with hipped roofs.

To the rear of the property accommodation will be increased at ground floor level by virtue of an approx. 4.2 x 3.1m extension attached to the side elevation of the existing single storey rear extension. To increase bedroom accommodation at first floor level above an approx. 12.3m x 3.1m extension is proposed with a pitched roof to an overall height of approx. 6.8m above the existing single storey extension and approx. 6.3m in height, again with a pitched roof above the proposed single storey rear extension.

I consider that the scale, size and design of the proposals are acceptable and as the single storey side extension will be set back from the main building line of the property to the front elevation by approx. 4.4 metres and all other extensions are to the rear of the property the visual impact of the proposals upon the immediate locality will be minimal.

With regards to the impact of the proposals upon neighbouring amenity I consider that the single storey side extension will have minimal impact as existing boundary treatments exist on the common boundary shared with No. 63 Rogersfield, namely that of a timber boarded fence and there are no windows in the gable elevation of this property.

Due to the orientation of properties to either side, and having assessed the effects of the full length first floor extension upon these properties using the BRE methodology detailed in the Councils SPG on ‘Extensions and Alterations to Dwellings’, I am satisfied that the proposal passes these guidelines and will have minimal impact upon the amenity of neighbouring residents.

Initial plans that were submitted detailed the inclusion of a first floor balcony towards the western side of the property to the rear. It was considered that this balcony would infringe upon the privacy of neighbours, and as such, after a subsequent discussion with the agent amended plans have been received in which the balcony has been removed and in its place a balustrade. I therefore consider that this aspect of the proposal is now acceptable and will have no impact upon neighbouring amenity.

In addition each gable end of the extensions at first floor level have no windows inserted and to ensure the privacy of neighbouring residential amenity I consider that an appropriate condition is placed on the decision notice to ensure that no window is to be inserted at first floor level to either gable end of the extension to the rear at first floor level without the formal written permission of the Local Planning Authority.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on adjacent residential amenity.



	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: 25/01/2010














