Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2005/0911/P

	Development Proposed:
	EXTENSIONS AND ALTERATIONS TO EXISTING HOUSE INCORPORATING CONSERVATORY, GARAGE AND DORMER WINDOWS AT HATHERLEY BRAKE, 13 AVENUE ROAD, HURST GREEN

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	Four letters have been received from neighbouring residents to both sides and the rear of the site.  They all only express objections on privacy grounds to a balcony/roof terrace which formed part of the application as originally submitted (on amended plans received on 1 December 2005 the balcony/roof terrace has been deleted and the previously proposed two doorways leading on to the roof terrace have also been deleted.)



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached house on the west side of Avenue Road, Hurst Green.  It is adjoined by a detached bungalow to the south and by another detached house to the north.  To the rear, and on lower ground, there are other residential properties in The Dene.  

Due to a change in ground levels, the property is two storeys at the front and three storeys at the rear.  It has a large two storey flat roofed extension at the rear (ie lower ground floor level and ground floor level) which projects 2.8m beyond the southern side wall of the main dwelling.

Permission is sought, firstly, for a single garage on the southern elevation in front of the two storey extension.  This would project slightly forward of the front wall, and its pitched roof would be continued across the front elevation of the dwelling in the form of a canopy incorporating an open porch in front of the centrally placed front door.  Also on the front elevation, gables would be formed over two first floor windows.  This extension and alterations would be carried out using facing brick, render and roof tiles, all to match the existing materials.

I consider that the garage and alterations to the front elevation would improve the appearance of this property without any detriment to the amenities of any neighbouring residents.  

An ‘L’ shaped conservatory is proposed at lower ground floor level at the rear.  In view of the existing fences and hedges on the side boundaries, and the low level of the ground relative to its neighbours to each side, the conservatory would not, in my opinion, have any detrimental effects on the privacy or amenities of any neighbours.  

In the application as originally submitted, it was proposed to put railings around the edges of the existing two storey flat roofed rear extension in order to form a large balcony/roof terrace. A new doorway would have been formed to give access onto the roof terrace and an existing window would also have been converted into a door. I would have sought the deletion of this element of the proposal even if letters of objection have not been received from the four nearest neighbouring properties.  This element has been deleted by amended plans received on 1 December 2005.  Subject to conditions to ensure that the roof terrace is not formed at some time in the future, I have no objections to the proposal as a whole.



	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: 24 November 2005














