Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2006/1000/P

	Development Proposed:
	First floor extension over garage and rear two storey extension at Hillcrest, Whalley New Road, Billington.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 - Residential Extensions

Policy SPG - “Extensions and Alterations to Dwellings”



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

	This planning application details two extensions to the property; a two storey extension at the rear and a first floor extension to the side over the flat roofed garage.  The property is a substantial two storey dwelling in an elevated position on the south side of Whalley Road.  There are neighbouring dwellings on both sides and at the rear on Painterwood, the latter being a good distance away on higher ground.


The two storey rear extension has a footprint of approximately 5.1m x 2.4m (excluding overlap with garage), an eaves height of 4.8m and a ridge height of 7.7m.  It has a hipped roof.  The extension would not contain windows in either side elevation and overlooking to the neighbours would therefore be minimal.  This proposal would extend only 2.4m to the rear and would not therefore result in significant loss of light.  Both proposals comply with the BRE 45o test on loss of light.

The first floor extension over the garage has been designed to reflect the existing building and, again, has a hipped roof.  It is set back from the front building line to form a terraced area above the garage to be accessed via French doors, the pitched roof over would line through with the existing hip creating a canopy roof over the terrace.  The neighbouring property on this side, Torrabae, is in line with the application building and as the proposed terrace would not extend beyond the neighbour’s property, overlooking to the neighbouring house would not occur.  Overlooking to the neighbour’s driveway would be possible, however, I do not consider that this would lead to significant loss of amenity.  Because the first floor would not extend beyond the front or rear buildings lines of the neighbouring property, loss of light would be minimal, although loss of gap at first floor level would occur.  The neighbouring unit has no windows in the side elevation.  The overall design of the extension including the terrace and balustrade is considered acceptable.

PTO

In summary, the proposals are considered acceptable in respect of the relevant planning policies and 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 permission be granted.


DATE INSPECTED: 10 JANUARY 2007














