Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2010/0875/P

	Development Proposed:
	Resubmission of application 3/2010/0266/P for a front and rear dormer and a rear single storey extension at 15 Hillcrest Road, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No comments 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:

	Consent is sought for a number of works to a semi detached bungalow within Langho.  The property lies to the north of Hillcrest Road with the rear garden area falling away in a northerly direction towards the properties that front on to Whalley Road.  There is a small pathway to the immediate west of the application property that leads down to the main road with views of this dwelling being achievable from the main road as it sits in an elevated position.  The scheme is best considered in its various component parts as follows:

Rear Single Storey Extension 

This has been reduced in size since the previous refusal and now has approximate overall dimensions of 3.8m x 4.7m with an eaves height of approximately 2.7m.  It would be of brickwork construction and would extend across roughly half of the rear elevation of the property. 

In assessing this aspect of the proposal I am mindful of the guidance within the SPG and Policy H10 and in its revised form I do not consider that it would have the same overbearing impact on the adjacent property as the previous scheme.  It passes the BRE calculation in terms of potential light loss and thus I conclude that this aspect of the proposal accords with policy with no significant detriment to neighbouring amenity.  

Dormer Windows

Two flat roof dormer windows are shown on this resubmitted scheme but regard has been had to concerns raised previously.  

The dormer on the front elevation would have approximate dimensions of 5.9m x 4.1m with an eaves height of approximately 2.3m.  It will be finished in clay tiles and has been reduced in size since the last submission.  The dormer to the rear would be approximately 5.6m x 4.1m x 2m to eaves and like the front dormer be set in from either side, eaves and set down from the ridge of the main dwelling.  Having regard to the advice in the SPG regarding dormers, I am of the opinion that in the context of additions to other properties within the street scene surrounding this dwelling, the dormers would not appear significantly out of character or detrimental to the visual characteristics of the area.  Nor do I consider there to be any significant detriment to the residential amenities of properties to either side of this dwelling.  I thus recommend 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: 27 January 2011














