Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/1062/P

	Development Proposed:
	Proposed two-storey extension, single storey extension and erection of replacement garage in a new location, and associated site works at 5 Gas Street, Longridge, Lancashire, PR3 3WP.



	CONSULTATIONS: Parish/Town Council

	Town Council – Concerns have been raised by the Town Council in relation to the height of the taller of the two buildings, the height of which needs to be reasonable to prevent loss of light to properties surrounding the development. Providing these concerns are addressed and the proposed development fits the conservation criteria, no objection.


	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 property no. 5 Gas Street, Longridge, was created in the 1950s by splitting a large two-storey house with attached offices in two, then converting the offices (a single storey side extension) into additional residential space for the new property. The other half of the property is no. 4 Gas Street. Planning permission is sought for a proposed two-storey extension above the existing single storey addition in order to create an additional bedroom with en-suite at first floor, and an additional single storey sun lounge extension. The scheme also includes a double garage within the cartilage.

The proposed two-storey extension increases the height of this portion of the property to approx. 6.64m, but it still sits below the ridge of the main dwelling at 8.2m in height. The extension follows the pitch of the existing roof, and in regards to the overall design of the extension, there are no objections. There are no concerns with regards to the schemes impact on nearby residential amenity due to the fact there are no windows in the rear elevation of the proposed extension. This is crucial given the small distance between the property and the adjacent properties on Derby Road. The Town Council have raised concerns regarding this portion of the proposal and its potential impact on these properties by virtue of loss of light, however having assessed the scheme using the BRE Methodology, I can confirm that it passes on both accounts and will therefore have no significant detrimental impact on the amenity of the occupiers of the adjacent properties by virtue of loss of light.

The proposed sun lounge projects approx. 3.4m from the side elevation of the property, and measures approx. 3.79m in height. There are no objections to this element of the scheme.

The proposed double garage sits opposite the dwelling within its cartilage. Revised plans have been submitted for the proposed garage indicating two garage doors as opposed to one garage door and a single door. The garage measures 5.8m x 7.01m x 3.99m in height. There are no objections to this element of the scheme and there are considered to be no highway safety implications.

As such, the application is recommended accordingly.


	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: 26/01/2010














