Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0722

	Development Proposed:
	Proposed raising of the existing roof by no more than 1m and single storey rear extension at 2 Bushburn Drive, Langho.

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received.

	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 true bungalow situated on a corner plot fronting onto the north-eastern side of Bushburn Drive with Moorland Road, within the main settlement limit of Langho. The properties on this row take advantage of the rising topography of the land with each bungalow being set at a higher level than its neighbour, rising in a southeasterly direction.

Permission is sought for a roof lift, which is to be achieved by increasing the height of the walls to both side elevations of the property by 1 metre with rooflights inserted to the roofslope. Permission is also sought for an ‘l-shaped’ single storey pitched roof extension to the rear of the property projecting a maximum of 4.9m from the rear elevation, 7.5m in width and 5.5m in height to the ridge. Materials to be used are to match the existing property.

Initial plans that were submitted detailed an alteration to the pitch of the existing roof in order to facilitate accommodation at first floor level. It was considered that altering the existing pitch would introduce a design feature that would appear prominent and incongruous in the street scene to the visual detriment of the cumulative appearance of the traditional true bungalows on Bushburn Drive. Following discussions with the agent an amended scheme has been submitted that increases the overall height of the property but maintains the original roof design. I consider that this amended scheme is more in-keeping with the appearance of other properties within the immediate vicinity and therefore will have minimal impact upon the appearance of the street scene.

The proposed single storey rear extension will be set down from the proposed ridge height by 1.2 metres and will be set back from the south-eastern side elevation of the property by 1.5 metres, therefore I am satisfied that the extension is appropriate in scale, size and design and will be viewed as a subservient addition to the main property. 

It is considered that increasing the height of the north-western side elevation of the property by 1 metre will have minimal impact upon the amenity of neighbouring residents as the roof of the property will slope away. There is an intervening distance of 2 metres between the applicant’s property and the neighbouring property to the north-west. The extension is to be single storey in nature, set in from the north-western side elevation of the applicants property by 0.5 metres and no windows are to be inserted to the north-western side elevation facing the boundary of the neighbouring residential property. Therefore it is considered that any impact of the single storey rear extension upon the amenity of neighbouring residents will be minimal. 

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. 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: 18/10/2011














