Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0834

	Development Proposed:
	Proposed single storey extension to side and rear, conversion of existing garage into bedroom and erection of open-sided car port to side elevation at 1 St Marys Drive, Langho.

	CONSULTATIONS: Parish/Town Council 

The parish Council wish to enquire whether this is a retrospective application as the development is nearly complete.

	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 true bungalow on St Mary’s Drive within the main settlement of Langho.

Permission is sought to extend the attached garage to the southern side elevation of the property by 0.6 metres in width and 0.5m in length in order to convert the use to a bedroom. An open carport is proposed to the front elevation of this aspect of the extension measuring 3.5m x 5m x 3.2m in height with a flat roof. A single storey flat-roofed rear extension is proposed measuring 2.4m x 8.5m x 3.2m in height with alterations to be made to window openings to the front elevation of the property and the creation of a new vehicular access.

I consider that the scale, size and design of the proposals are appropriate, will compliment the design of the main property and be viewed as subservient additions. The proposed new vehicular access will have minimal visual impact and the County Surveyor has verbally confirmed that he has no objection to this aspect of the proposal on highway safety grounds.  I do not consider that the proposed carport to the front elevation will have a significant impact upon the visual appearance of the street scene as it matches in height and design the existing flat roof garage, and there are a varied mix of extensions to similar properties within the immediate vicinity. In addition, the extension to the rear due to existing boundary treatments will not be viewed within the immediate locality and thus will have minimal visual impact.

The nearest residential property to the south of the applicants property (3 St Marys Drive) has a flat roofed garage attached to its northern side elevation. Therefore any impact of the proposed carport extension upon the amenity of these neighbouring residents will be minimal. ‘Clayton Row’ to the north of the property separates the northern boundary of the applicant’s property and the rear elevation of terraced properties opposite. This intervening distance of 6 metres ensures that any impact of the proposed rear extension upon the amenity of neighbouring residents will be minimal, and there is an existing hedgerow interspersed with trees to the eastern boundary of the applicant’s property. 

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: 31/10/2011














