Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2005/0594/P

	Development Proposed:
	NEW TWO STOREY SIDE EXTENSION WITH SET BACK FROM FRONT AND REAR EXTENSION TO KITCHEN AT 68 HOLLYMOUNT, WEST BRADFORD ROAD, WADDINGTON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a semi-detached house on the north side of West Bradford Road, Waddington.  There are open fields to both front and rear of the property, and it is adjoined by similar semi-detached houses.

The kitchen of the property is in a single storey element at the rear attached to which is a single storey outbuilding.  Planning permission was recently granted for the demolition of the kitchen and outbuilding and the erection of a part single part two storey rear extension in its place, but covering a larger footprint.  The applicants, however, have decided that they do not wish to erect the approved extension, and have submitted this current application for an alternative proposal.

This application seeks permission for a pitched roofed two storey side extension with its front wall set back 1.5m from the front elevation of the existing house.  This would provide a kitchen and dining room with a bedroom and en suite bathroom above.  The existing single storey kitchen at the rear would be slightly extended and converted to form a sun room with utility room/downstairs cloakroom.

As originally submitted, the plans showed side facing ground floor windows in the two storey side extension.  These would have directly faced ground floor windows in the neighbouring property.  In amended plans received on 28 July 2005, these side windows have been deleted.  As amended, I consider the proposed extensions to be acceptable with regards to their effects on the privacy and amenities of neighbours (subject to a condition preventing the formation of any doors or windows in the side elevation of the two storey extension).

The extensions would have a rendered finish and slate roofs to match the existing dwelling.  I consider the proposal to be acceptable with regards to its effects on the appearance of the property itself and on the locality which is within the Aonb.

It would, however, be possible to build both the previously approved extension and the extensions now proposed.  I consider that this would represent over-development of the site which could have an overbearing effect on the neighbouring property.  I therefore consider that it would be reasonable and appropriate to impose a condition which requires the applicants to enter into a legal agreement concerning the revocation of the existing planning permission.  I recommend that such a condition be imposed.

Subject to the conditions referred to above, I consider the proposal to be acceptable.



	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.


DATE INSPECTED: 12 JULY 2005














