Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0186

	Development Proposed:
	Retrospective application for the construction of a single storey bedroom extension.



	CONSULTATIONS: Parish/Town Council

	The parish council object to the application as the size of the conversion exceeds the size stated on the original plans submitted.  The conversion is too big for the size of the plot and is out of character with other buildings in the area. It has adverse effects on the neighbouring property, affecting the neighbour’s privacy.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council Highways have responded stating that the proposal has no highways implications and raises no objection to the proposal.  They have requested an informative not be attached regarding the new vehicular crossing to be created.

	CONSULTATIONS: Additional Representations

	3 Objections have been received objecting on the following grounds:

· The garage/carport was never erected and therefore there has been no conversion as claimed.

· The additional bedroom will allow for additional residents requiring additional parking spaces, which will exacerbate existing parking problems in the area.

· The proposal will be of detriment of road and highway safety.

· The proposal impedes access and affects neighbouring drainage.

· Loss of privacy



	RELEVANT POLICIES:

	Ribble Valley Districtwide 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 & Curtilage Extensions.



	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.

Retrospective permission is sought for a single storey side extension to provide an additional bedroom fronting St. Marys Drive.  The property has previously benefitted from permission to undertake alterations to the front elevations of the bungalow including the provision of a open-sided carport on the southern elevation ref: 3/2011/0834.  

The current proposed extension is located within the extents approved for the open sided carport.  The original application was for the retrospective conversion of the carport to provide the additional bedroom.  

Given work has already commence on site and that the carport was never erected the applicant has amended the description of the application to reflect the current proposed development for the retrospective application for the construction of a single storey bedroom extension.

The property lies in a largely residential area predominantly consisting of bungalow type dwellings, with the application property being the first bungalow along St. Marys Drive, with a row of terraced properties opposite Clayton Row to the north.

The proposed extension falls within the footprint of the originally approved carport, with an eaves height of approximately 3265mm as per the previous approval.  

The proposed extension is of a flat roof and brick facing construction, vertical windows are proposed on the front elevation to match those previously approved affording the property with a degree of symmetry in terms of overall appearance along the frontage of the dwelling, it was considered that the addition of a pitched roof may add a further degree of symmetry to but this was omitted due to concerns of additional impact upon the neighbouring property to the south.

Given the proposed extension is contained largely within the building envelope of the previously approved car-port I do not consider that the extension will result in any additional impact in terms of its relationship to the property to the south.  

Whilst the car-port originally maintained an element of openness, the southern boundary faces onto an existing garage, therefore the closing up of the “open-sided” element results in no further impact upon the neighbouring occupiers.

No windows are proposed on the extension other than those fronting St. Marys Drive, with a minimum separation distance of over 24metres to any facing properties, I therefore do not consider the proposal would result in a negative or detrimental impact upon the privacy or residential amenities of neighbouring occupiers.  
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: 21/03/13














