Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0180/P

	Development Proposed:
	Proposed two-storey extension to the side after demolition of garage/utility. Extension to existing dormers to front and rear. Single storey extension to the rear. 45 Mardale Road, Longridge, Preston, Lancs, PR3 3EU.



	CONSULTATIONS: Parish/Town Council

	Longridge Town 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 semi-detached bungalow on Mardale Road within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan. Mardale Road itself comprises of mainly semi-detached dormer bungalows. The proposal seeks permission for a two-storey extension to side of the property, and the erection of a large single storey extension to the rear.

The two-storey side extension projects from the side of the existing bungalow by approx. 3.2m, and includes an extension of both the front and rear dormers on the roofscape. The extension is not set back from the front elevation of the property. The Council’s SPG “Extensions and Alterations to Dwellings”, notes that any extension should reflect the character of the original house and should not dominate the original house. As a general rule, the Council would seek any two storey side extension to be subservient to the main dwelling, however in this case given its position on the streetscene (one of two pairs of semi’s) and the fact it is set forward of the adjacent pair of semi’s, I do not consider there is a need to alter this element of the scheme, as it blends in with the existing dwelling as opposed to dominating; and in addition, will have no significant impact on the amenity of the occupiers of the adjacent property.

The single storey extension projects 3.66m from the rear of the property, and as originally submitted was considered to have an impact on the level of light to the adjoining property. Indeed, having assessed the scheme using the BRE Assessment it failed. Having discussed this matter with the Agent, the Applicant agreed to alter the roof design from a lean-to to a pitched roofed, and in doing so the scheme now passes the BRE Assessment. As such, in terms of the impact on occupiers of the neighbouring property, I do not consider that this element of the proposal will cause a detrimental impact on residential amenity.

Finally, the plans also include alterations to the driveway at the front of the house in order to provide sufficient space for three cars (one in the garage) in line with current parking standards. In order to minimise surface water run-off, the Applicant has also included a drainage channel to the edge of the driveway with the run-off directed to a soakaway in the front garden.
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: 20/04/2011














