Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/1038

	Development Proposed:
	Proposed single storey side extension at 20 The Rydings, Langho.



	CONSULTATIONS: Parish/Town Council

	No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Distrcitwide Local Plan.

G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

DMG1  - General Considerations.

DMH5 – Residential and Curtilage Extensions.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission is sought for the erection of a single storey side extension at 20 The Rydings, Langho. The existing dwelling is a detached dwelling and is set back approximately 11m from the highway and is arranged in an ‘L’ shape.

The proposed development will be located on the east elevation of the existing dwelling. The proposed structure would project 3.3m from the gable end of the existing dwelling and measure 7.7m in length. The proposed development is to be constructed from brick under a dual pitched tiled roof, the proposed structure will stand to an overall height of 5.2m. The front and rear elevations of the proposed development are to be set back from the elevations of the main dwelling by approximately 30cm. However the eaves to the front elevation shall overhang slightly and be built into the existing overhanging eaves feature that is used along the principle elevation of the dwelling.

It is proposed that a bay window will be formed in the front elevation of the extension. This bay window would be of a similar scale and proportion to existing bay window, within the existing dwelling that would be located adjacent to extension. To the rear of the extension it is proposed to form a patio type door opening providing access to the rear garden.

The boundary of the development site is immediately adjacent to the proposed development. This runs at an angle to the gable end of the dwelling, resulting in the area of land to be developed being tapered. This results in the rear corner of the proposed extension being built hard on to the boundary of the site. In contrast the front corner of the extension would be approximately 2m from the boundary. 

Having considered the submitted details I am satisfied that the proposed development would be a subservient addition to the existing dwelling; which would be sympathetic to the character and setting of the original dwelling.  This is by virtue of the scale and design of the proposed development.

A further key consideration in the determination of this application is the impact, if any; the development will have upon the residential amenity of the area. The nearest dwelling neighbouring the proposed development would be that of No.18 The Rydings. The proposed development would be sited at an oblique angle to the neighbouring dwelling of No.18. Therefore I would not anticipate that the proposed development would have a detrimental impact upon the residential amenity of the area. The adjacent gable end wall of No.18 contains a window opening at first floor level. This window opening contained frosted glass, in addition to this a soil and vent pipe is also positioned close to the window. I would therefore anticipate that this window serves a bathroom of No.18 I would not expect the proposed development to detrimentally harm the amenity of the adjoining dwelling at first floor level. 

In view of the above comments I see no material objections to the granting of this planning permission and therefore 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 approval is granted.


DATE INSPECTED: 5th December 2012














