Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2009/0737/P

	Development Proposed:
	Demolition of car port and construction of replacement single and two storey side extension to provide an accessible ground floor en-suite bedroom and improved living and bedroom accommodation.  External alterations to create secure off street parking and access improvement at Tybryn, Beechthorpe Avenue, Waddington 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	n/a



	CONSULTATIONS: Additional Representations and Statutory Notice

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	Consent is sought for a two storey side extension to a semi detached dwelling and works within its front garden area to enable off street parking.  The property lies within the Conservation Area of Waddington and the Area of Outstanding Natural Beauty.

The works to the dwelling comprise a two storey side extension with approximate dimensions of 3.3m x 7.5m x 7.8m in height with a hipped roof profile to mirror that of the main house with a minor set back to the front and set down of the ridge line.  To the rear a single storey lean-to addition is shown to the extension with dimensions of 3.7m x 2.9m x 3.5m in overall height which continues the lines of an existing single storey lean-to on the property.  Construction materials are rendered walls under a slate roof – the front elevation would have a stone plinth detail.  The fenestration detailing on the front elevation has been revised and is now of a design that is more appropriate to its surroundings and would not, I believe, prove detrimental to the streetscene, nor Conservation Area.  In terms of potential impact on neighbouring amenity the property to the east is set at an angle to the application dwelling – it occupying part of a corner plot – and whilst there are rear windows that face out towards the extension, I do not consider that existing amenities would be so significantly compromised as to warrant an unfavourable recommendation.

I am also mindful of the property directly to the rear but, again, do not consider them to be significantly affected by these works.  

Turning to the works of the front garden it should be noted that the house is set at a higher level than the road with access being basically a driveway with a 1.1m high stone frontage wall supporting raised planting areas.  This scheme would retain a planting bed approximately 2.5m wide to the western side of the garden and then provide a tarmac drive for two cars approximately 6m in width and the retention of the small planted area to the eastern boundary.  The driveway would be level rather than a steep ramp with new black metal sliding gates installed.  Whilst this would alter the front garden area and overall streetscene, on balance I do not consider that the visual qualities of this part of the Conservation Area would be so significantly compromised as to warrant an unfavourable recommendation.

Therefore, after carefully considering all the above factors, I am of the opinion that the scheme should be looked on favourably and thus 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: 9 SEPT 09














