Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0462/P

	Development Proposed:
	Removal of existing single storey roof structure and construction of first floor bedroom extension over existing kitchen extension (alterations to rear elevation of previously approved application 3/2007/0373/P) at 93 Whalley Road, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has no comments to make on this application.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	A letter and two e-mails have been received from the owners of one of the immediately adjoining properties who object to the application on the following grounds:

1.
The proposal would severely restrict the amount of natural light into the rear bedroom and kitchen of their property.

2.
The proposal may cause potential weather damage to their property due to the greater amounts of water that would run off the extension wall on to the roof of their single storey kitchen extension.

3.
Detriment to the natural ‘cottage’ appearance of the surroundings.

4.
The loss of light would adversely affect the value of their property.  

5.
Building the proposal would necessitate access by builders on to their property.  They would not grant permission for any such access.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Under reference 3/2007/0373/P planning permission was sought for the erection of a first floor extension over the existing single storey kitchen extension at the rear of this property.  The proposed external materials comprised render to the walls with a natural slate roof.  The size and external materials of that proposed extension were in-keeping with many similar previously approved and built extensions at the rear of properties on this part of Whalley Road, Sabden.

The application was considered by the Planning and Development Committee at its meeting on 24 May 2007 because an objection had been received from the same neighbours who have objected to this current application.  

In relation to the objectors concerns about loss of light, it was stated in the Committee report that the proposal complied with the BRE 45o test in relation to their first floor bedroom windows, and that, as such, it was considered that the proposal would not result in a significant loss of light to the neighbouring properties on either side; and that there are no dwellings at the rear.  That previous application was therefore considered to be acceptable with regards to its effects on the amenities of neighbouring residents.  

The second issue to be considered in the determination of the previous application related to any effects that the extension would have on the character of the dwellings bearing in mind that the site is within the Area of Outstanding Natural Beauty.  It was stated in the report that the existing rear elevation of the dwellings are currently rendered and that the rear elevation of the proposed extension would also be rendered, and the extension would have a slate roof.  It was also stated that the pitch of the roofs were considered to be in-keeping with the existing rear extensions on this particular terrace of properties, and, as such, it was considered that the proposal would have no significant impact on the visual amenity of the area, or the AONB as whole. 

Overall, therefore, that previous proposal was considered to be acceptable and planning permission was therefore granted.

Other than internal alterations that are of no relevance to the consideration of a planning application, the only difference between the original permission and this current application relates to the fenestration details of the rear elevation of the proposed extension.  

As approved, there was to be a French door and a separate window on the ground floor with two ‘normal height’ windows at first floor level.  As proposed, at ground floor level, there would be a combined kitchen door/window whilst, at first floor level, there would be one inward opening full length window with a handrail balustrade.  

This change would obviously not have any effects upon the light to either of the adjoining houses.  In my opinion, it would also not have any detrimental effects on the privacy of any of the neighbours (and the neighbours who have objected do not include adverse effects on their privacy within the grounds of their objection).  

I can therefore see no objections to the proposed relatively minor changes to an extension for which planning permission has previously been granted. 

The neighbours’ comment about the increased amount of water on to the roof of their single storey extension, and the increased potential for weather damage, does not represent a sustainable reason for refusal of this application which, effectively, relates only to amended window details for a previously approved extension.

The issue raised by the neighbours relating to possible ‘trespass’ on to his property is not relevant to the consideration of the application but an advisory note to the applicant on this subject has been included on the planning permission notice.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no significant visual impact upon the building itself, the Area of Outstanding Natural Beauty or the Conservation Area; and would not have any seriously detrimental effects upon the amenities of any nearby residents.  



	RECOMMENDATION: That conditional planning permission be granted.
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