Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2007/0102/P

	Development Proposed:
	Remodelling of dwelling, including roof lift, extension to side, dormers to front and loft conversion at Blue Slates, Sunnyside Avenue, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council – Recommends approval. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Archaeology:  It should be noted that works below a depth of 200mm will have the potential to encounter archaeological deposits associated with the Roman Fort and Vicus at Ribchester.  The Lancashire County Archaeology Service would therefore recommend that, on the basis of the current information submitted, should the Planning Authority be minded to grant planning permission to this or any other application to develop the site, an archaeological watching brief be undertaken and that such works be secured by means of condition.  This is in accordance with PPG16 paragraph 30.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV16 - Development Within Conservation Areas

Policy H10 - Residential Extensions

Policy SPG - “Extensions and Alterations to Dwellings”



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

	This planning application proposes significant remodelling of the detached bungalow, known as Blue Slates, which stands within the Ribchester Conservation Area. The aim is to provide first floor accommodation, including a roof lift, to a ridge height of approximately 6.4m and the insertion of three dormers (with pitched roofs) in the front roof slope.  An extension to the side is also proposed, which is effectively two storey.

Amended plans have been received which remove the dormer extension on the rear elevation – this would have overlooked the neighbouring property at the rear.  The existing bungalow is a plain, modest building, with a footprint of only 87m2 and the proposed increase in footprint of the building to 135m2, is a significant increase.  Whilst the property is within the conservation area, it is not characteristic of the historic parts of the conservation area and surrounding development is relatively modern in comparison.  As such,  I consider that the redevelopment of the building, in the manner proposed, would be in keeping with the immediate surroundings.

The extensions proposed can be achieved without significantly detracting from nearby residential amenity.  The two closest residents are at Evergreen (to the rear) and No. 1 Fort Avenue (to the side).  Overlooking to the sides would be little worse than the existing 

PTO

situation.  Ground floor windows could potentially overlook the neighbouring property at the rear and some form of boundary treatment would be required to minimise loss of privacy.  As mentioned, the rear dormer has been deleted at the Council’s request.  The neighbouring properties are within close proximity of the site, however, there do not appear to be any main habitable room windows to the neighbouring properties which would be significantly overshadowed by the proposed development.

Ample off-road parking is indicated on the proposed plans, including two spaces on the drive and one space in the integral garage.  The vehicular access point would be widened.

In summary, I consider that the proposal complies with the relevant planning policies, including Local Plan policy ENV16 and I therefore recommend favourably.



	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: 27 MARCH 2007














