Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0122/P

	Development Proposed:
	Demolition of two-storey and single storey rear extensions, conservatory, bedroom annex and porch area. Proposed new two-storey extension to create dining, kitchen, ancillary, bedrooms, bathrooms and en-suites at the rear of the two properties with a shared party wall (under single ownership) at 3 & 4 The Green, Osbaldeston Lane, Osbaldeston, Lancashire.



	CONSULTATIONS: Parish/Town Council

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


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic & Development Engineer – No objections in principle to the proposal on highway safety grounds.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a two properties approx. 500m north of the village boundary of Osbaldeston which lie within the open countryside as defined by the Ribble Valley Districtwide Local Plan. The two properties are joined to two other properties creating a short row of terraced dwellings. Planning permission is sought for the demolition of existing extensions to the rear of both properties in order to erect a new two-storey rear extension across the rear of the two properties to incorporate additional bedrooms and bathrooms at first floor and a new kitchen and living room at ground floor for no. 3. The scheme also includes various other internal alterations to the properties.
The properties sit very close to Osbaldeston Lane, however given the work proposed is all to the rear of the property, it is considered that there will be no significant visual impact on either the street scene or on the surrounding open countryside. The rear elevations of these properties are all rendered, and given the materials proposed, I consider the finish to be appropriate. As such, the main issues to consider with the proposal are the impact of the proposals on the character of the buildings and whether the scheme will have a detrimental impact on highway safety at this location. No neighbours will be affected by the proposals.

With regards to the size of the proposed two-storey extension, the Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ states, “Overlarge extensions can dominate the original dwelling. The development should be appropriate to the plot size and not result in a cramped appearance.” The two dwellings in question are both large in floor area at present and sit within large plots of land. Bearing this in mind, it is considered that the extension has been designed to blend in with the two dwellings by virtue of the materials and window sizes and positioning, and also due to the proposed extension being set in line with the extension to the rear of no. 2, the extension is considered to have an acceptable visual impact on the character of the properties.

With regards to the proposals impact on highway safety, whilst the LCC Officer raised no objection to the application in principle on highway safety grounds, he did note that the application (as submitted) did not provide sufficient information concerning parking provisions or means of access. This information was subsequently received and passed to the LCC Officer; who was satisfied that there would be sufficient parking provision available for the two properties.
As such, I am satisfied that the proposal complies with the relevant planning policies and will not be to visual detriment of the area or to the character of the building, and the application is recommended 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 18/03/2010














