Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0386

	Development Proposed:
	Proposed two-storey extension comprising integral double garage, utility and bedroom and single storey sun lounge extension including re-opening existing vehicular access and closing another at 34 Green Lane, Longridge, PR3 3RB.

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No objections



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways – Regard that the proposed development is of betterment to the existing highway and request the applicant be made aware of the requirements relating to the reinstatement of kerbs.



	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 proposed two-storey extension comprising integral double garage, utility and bedroom and single storey sun lounge extension including re-opening existing vehicular access and closing another at 34 Green Lane, Longridge, PR3 3RB.

The application property is a double gabled two-storey dwelling detached dwelling set within a large residential curtilage located on the corner of Higher Road and Green Lane, Longridge.  Vehicluar access is currently provided off Green Lane with manouvering/parking largely accommodated within the site. The footprint of the existing building is set considerably back from numbers 30 & 32 Green lane with no clear building line being established between the three dwellings.

The application site is set considerably lower than Higher Road to the southeast and views into the site/curtilage are largely limited from both the east and southeast.

The proposal seeks to extend the northern-most gable forward (east) of the existing front elevation by approximately 8500mm to provide an integral double garage and utility room at ground floor with additional bedroom and en-suite/closet space provided at first floor level.

In assessing the acceptability of this element of the proposal I am mindful of the potential impact upon residential amenities and any potential impact upon the visual amenity of the immediate area.  

Given the considerable setback of the existing dwelling in relation to the neighbouring properties to the south and given that the proposed forward projection remains firmly behind the notional building line fronting Green lane I do not consider that the two storey extension to the front elevation would result in the introduction of an incongruous or discordant element within the streetscene.  

Whilst the LPA’s adopted SPG “Householder Extensions” guidance advocates the setting down of roof ridges and the incorporation of elevational setbacks to ensure any extension remains visually subservient, in this case it is my opinion that the proposed additions are more representative of a “re-modelling” of the primary elevations and that in this case the additions of setbacks and lowered roof ridges would result in the elevations appearing overtly disjointed.  Additionally, given the existing dwelling is of no particular architectural merit I do not consider that the current approach would undermine the character or appearance of parent building.

Given the separation distances between the proposed two storey extension and the neighbouring properties to the north, which varies between 11m and 13m, I do not consider that the proposed extension would result in an overbearing or over-dominant relationship with the neighbouring dwellings or their associated amenity space/curtilage.

A secondary part of the proposal seeks consent for the erection of a single storey sun-lounge to the north west elevation of the existing dwelling.  It is proposed that the sun-lounge project approximately 3090mm from the aforementioned elevation and will measure approximately 4230mm in width.  The proposed extension/sun-lounge will be located a distance of 9500mm-8500mm from the neighbouring boundary to the north-east with number 32 Green lane, I consider this separation distance to be more than adequate to ensure this element of the proposal would not result in a significant detrimental effect upon the residential amenities of neighbouring occupiers.

The proposal additionally involves the re-opening of an existing vehicular access and the closing up of the existing to enable access to the proposed double garage and turning/courtyard area.  Lancashire County council Highways Department have commented that the relocation of the access results in a preferable arrangement in terms of highways safety and is likely to result in the betterment of the operation of the highway. 

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



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant detrimental impact upon the visual amenity of the immediate area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 22/05/2013














