Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2009/0294/P

	Development Proposed:
	Side extension to form a garden room with roof terrace at 3 Laneside, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/a



	CONSULTATIONS: Additional Representations.

	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:

	This application details a single storey extension to the gable of an end of terraced property within the AONB.  The works are L shaped in appearance and would run the full depth of the property except for a 400mm setback from the rear building line of the dwelling.  The part closest to the front of the dwelling is the narrowest point of the works at approximately 2.45m with the latter half projecting approximately 4.85m beyond the gable.  The sunroom would be built of stone to a height of approximately 3.5m with a flat roof and parapet wall detailing with iron balustrade on the southern elevation – the works would have a roof terrace above the ground floor garden room use.  In terms of potential impact on neighbouring amenity, given this is an end of terrace property and the works are to its gable, the impact is significantly reduced.  I am mindful that the creation of a roof terrace may allow/views across the rear garden of the neighbouring dwelling but do not consider to be so significant as to warrant an unfavourable recommendation.  The remaining issue therefore is visual impact and in particular the impact which the works would have on the AONB.  The extension is modest in size and would appear clearly subservient to the main dwelling.  In respect of the impact on street scene, it is only when in close proximity to the house that the extension would be visible as long range views are impaired by tree coverage.  This said, I do not consider that an extension of this size and design even though it has a flat roof with parapet detailing would prove significantly detrimental to the visual qualities of the area.  for these reasons I 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: 20 July 2009














