Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: LT/JS

	Application No: 
	3/2004/1245/P

	Development Proposed:
	Alteration and two storey side extension at 2 Pasturelands Drive, Billington

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No objections to this proposal but questions whether the side extension falls within the Ribble Valley Districtwide criteria for extensions and also whether the extension sitting in front of a dwelling meets with the Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the application, providing that 6m is left at the front of the garage for parking.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a semi detached property within the residential settlement of Billington as defined by the Ribble Valley Districtwide Local Plan adopted June 1998.  The proposal is for a two storey side extension.

Ribble Valley Districtwide Local Plan states that extensions preferably should not be over 75% increase in floor area.  In this case the extension would be approximately 107% of the original size of the dwelling.  However, I consider this is suitable due to the plot size and the fact that there are similar sized extensions on the estate already (eg No. 90 Pasturelands Drive).

The SPG also states that the roof of the extension should be really be stepped down from the existing ridge height to stop the extension dominating the original dwelling.  Again, in this case, I consider it is acceptable to waive this policy as there are similar extensions on the estate (No. 90), and due to the problems that this property faces from strong winds.  Having one roof surface would reduce wind damage that would occur at two points on the roof, if the ridge were split.  

The properties located at this point on the estate have suffered a lot from wind damage, which was noticeable on my site visit.

The applicant has amended the plans to allow 6m at the front of the property for parking as suggested by the County Surveyor.  Likewise the extension would be built to the boundary at the front of the plot, however, I consider this is acceptable as the pavement would allow for vision around the corner and this is also acceptable to the County Surveyor.

There are no habitable room windows facing the extension on the property at the rear, and there is an electricity substation between these two dwellings.  Therefore, I do not consider there would be a significantly detrimental impact caused to these neighbours by loss of privacy or light, even though the amended plans do show the extension projecting further back than originally planned.

Also the new first floor window at the rear is no further back than the existing bedroom windows at first floor level.  

I consider the design and materials are suitable for the existing.



	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.
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