Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0264

	Development Proposed:
	Proposed single storey extension to the rear and the side, 17 Portland Road, Langho, BB6 8EL.

	CONSULTATIONS: Parish/Town Council

	N/A



	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 replacement front porch and single storey extension to the rear and side elevations of 17 Portland Road, Langho.  

The existing dwelling is a gable fronted detached bungalow constructed of brick and upvc-clad facing materials.  Bungalows of a similar overall form and mass largely dominate the immediate area although there are variances in elevational treatments and facing/roofing materials, which affords the bungalows with a sense of individuality.  

The application seeks to extend the existing bungalow at single storey to the rear (east elevation) by 3400mm and proposes the addition of a side extension that is set back approximately 6200mm from the front elevation projecting 2250mm southward and extending 6800mm along the southern boundary with number 19. The extension will be of a hipped roof construction that ties directly into the existing eaves and ridge levels and provide additional open plan kitchen and bedroom space.  

In addition to the extension the proposal seeks to erect a porch of brick construction to the front elevation which will be based upon the footprint of the existing porch.  Elevational alterations are also proposed including the replacement of the upvc cladding and the introduction of a brick façade to the front elevation.

The topography of Portland Road varies with the land level rising to the south resulting in a variance in eaves heights and floor/garden levels between neighbouring properties.  This results in the application property sitting at a lower floor level than number 19 to the south but higher in relation to number 15 to the north. Due to the variance in topography and levels present within the area I am mindful that any proposed extension may have an additional visual or potential overbearing relationship with number 15.  

Given the rearward extension is set approximately 1000mm from the boundary with number 15 to the north and that the aforementioned property has a garage along the boundary likely to be affected by the proposed extension I am satisfied that the extension would not have an overbearing impact or be of significant detriment to the residential amenities of the neighbouring property to the north.  

In relation to the side extension, given that number 19 has a significantly higher eaves and floor level than the application property I consider that this element of the proposal, given it will sit significantly lower in relation to the aforementioned property, would not result in an overbearing impact or be of significant detriment to the residential amenities of the property to the south.  

Amended plans have been received omitting the proposed windows on the north and south elevations, negating previous concerns regarding the potential detrimental impact upon the privacy 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, 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: 22/04/2013














