Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0459

	Development Proposed:
	Proposed single storey side extension and detached garage and alterations at 2 Whalley Road, Langho.

	CONSULTATIONS: Parish/Town Council

	Parish 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 Districtwide Local Plan:

Policy G1 – Development Control.

Policy H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy 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 and a detached garage at 2 Whalley Road, Langho; a semi detached bungalow.

The proposed development is to measure 7m x 9.4m at its widest point, it should be noted however that the extension is not to be built square; the south eastern corner is to be chamfered to account for the routing of drainage on the site. The proposed extension is to be constructed to an overall height of 5.7m. The front elevation of the extension is to be set 600mm back from the front elevation of the existing dwelling. The proposed extension is to be constructed from facing brick under a dual pitched tile roof. This proposed side extension would replace an existing flat roof conservatory type extension that currently exists on site.

The second element of the proposed development consists of the erection of a detached garage. This is to be sited towards the Western boundary of the site and consist of a building measuring 3.9m x 6.35m being built to a height 4m. As with the proposed extension this is to be constructed from facing bricks under a dual pitched tiled roof. The proposed detached garage would replace the existing integral garage that is to be converted into living accommodation. The proposed development would not lead to a net loss of parking provision within the site.

The key considerations in determining this application are; the impact the development will have upon the character and setting of the existing dwelling and wider built environment; and the impact, if any, upon the residential amenity of the area. 

Having regard to the proposed development and the impact it will have upon the character and setting of the existing dwelling. Having considered the submitted plans the proposed development whilst quite large would still appear as a subservient addition to the existing dwelling. This is by virtue of the general design of the existing dwelling and the fact that the development site benefits from being situated within a large plot. This means that the dwelling and the plot have the ability to accommodate the proposed development without them appearing to be overlarge or represent over development of the plot. I am therefore satisfied that the proposed development would represent a sympathetic addition to the existing dwelling.

With regard to the residential amenity of the area. The development site is a semi-detached property. In addition to which it is the last dwelling of the ribbon of properties situated on the East side of Whalley Road, Langho. The development proposed is to be sited on land away from the adjoining property with the next neighbouring property located in excess of 100m further South West. I am therefore satisfied that the proposed development will not have a detrimental impact upon the residential amenity of the area.

As part of the details submitted with this planning application the applicants have undertaken a bat survey. This has found no evidence of bats being present on the site and has also recommended suitable mitigation measures that should be followed in the event of bats being found on the site during construction.

In view of the above I see no material objections to the granting of this planning permission. I 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 consent is granted.


DATE INSPECTED: 10th June 2013














