Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0219

	Development Proposed:
	Proposed porch to front of the house, 53 St Marys Drive, Langho, BB6 8DL.

	CONSULTATIONS: Parish/Town Council

	No objections



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DMH5 – Residential & Curtilage Extensions.



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

	Consent is sought for the erection of a porch addition to the front elevation of 53 St Marys Drive, Langho.

The existing dwelling is a typical dormer bungalow of brick and upvc cladding construction located in an area largely dominated by similar house-types, a number of which have benefitted from numerous additions/alterations including side extensions and dormer additions to the font and rear elevations.  The building line is largely staggered following the sweeping line of St Marys Drive, which rises in land-level to the southwest.  

The staggered building lines and varied roofing and elevational treatments create variance within the streetscene with no dominant architectural style or language typifying the context of the area other than that of the building typology.

53 St Marys Drive has previously benefitted from planning permission for the erection of a side extension (Ref:3/2009/0390P) which was subsequently amended under application planning reference: 3/2012/0784 to provide an integral garage at ground floor and additional living space with recessed balcony at first floor.

The current proposal seek consent to erect a gable roofed brick built porch addition to the front elevation of the parent property.  It is proposed that the porch will project approximately 1250mm from the front elevation and be 3783mm in width being partially built off of the existing bay window.  It is proposed that the porch will be constructed of a brick to match the existing.

In assessing the application I am mindful that the porch addition could be considered as an element that would imbalance a pair of dwellings, which in essence, possess an element of symmetry.  However, given the variance in elevational and material treatments found within the area in concert the nature of the staggered building line I am of the opinion that the porch addition will not appear overtly incongruous.  

Furthermore, given the local area is largely defined by dwellings that reflect an element of change and addition it is my opinion that the porch addition would not be of detriment to the visual amenity of the area.

In considering the application I am also mindful of the preservation of residential amenity.  Given the proposal does not create habitable space I am of the opinion that the porch addition would not result in any material impact upon residential amenity.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no material detrimental impact on nearby residential amenity nor would it have an adverse visual impact upon the immediate or wider context.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 02/04/2013














