Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2010/0235/P

	Development Proposed:
	Proposed first floor side extension above existing garage and single storey rear extension at 109 Ribchester Road, Salesbury, BB1 9HQ.

	CONSULTATIONS: Parish/Town Council

	Clayton-Le-Dale Parish Council – no comments or observations received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

The Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008

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

	The application relates to a semi detached property located opposite the Bonny Inn PH on Ribchester Road, Salesbury.  

Planning permission is sought to build a first floor extension above the flat roof garage attached to the side of the dwelling and to construct a single storey extension across the rear of the property. The proposed first floor side extension has maximum dimensions of approximately 6.95m x 2.9m x 7.7m high, which is approximately 0.4m lower than the main ridgeline.  The garage and proposed first floor addition are set back from the front build line by approximately 0.5m.  The proposed single storey rear extension will extend across the rear of the property and will have maximum dimensions of 2.8m x 8.8m x 3.8m overall (2.3m to eaves level).  The additional accommodation will provide an extended dining room, relocated kitchen to enable a downstairs W.C and a utility room.  At first floor level a new third bedroom with an en-suite will enable what was previously used as the third bedroom to be used as a study.

In terms of visual impact the scale, size and design of the proposed first floor extension above the garage is acceptable and would appear as a subservient addition to the property as the roof has been set down from the main roof ridge and set back from the front of the property to reduce its dominance within the street scene.  The materials of a blue slate roof with rendered walls will match those of the existing dwelling.  Similarly, the proposed extension at the rear has been designed to compliment the existing dwelling by being a simple lean to addition and constructed in materials which will match the existing house.

With regards to potential impact on neighbouring properties, there will be no adverse affect as the windows on the first floor side extension will be no nearer to the neighbours at the rear and there are no windows proposed in the side of the extension.  Having regards to the rear extension proposed, the neighbour’s ground floor window has not been shown on the drawings, however, having said this, although some light will be lost as a result of the extension, having visited the site and assessed the proposal, the proposal would not fail the BRE sunlight/ daylight test.  Moreover, in accordance with Schedule 2, Part 1, Class A of the Town and Country (General Permitted Development) (Amendment) (No.2) (England) Order 2008 the rear extension does not require permission as it projects less than 3 metres, the height of the eaves will not exceed 3 metres and the overall height will not exceed 4 metres, therefore the extension can not be resisted.

In terms of highway safety, there will be no increase in the number of bedrooms and the  existing car parking arrangements will not change, therefore, there is sufficient room to meet the LCC parking requirements for a three bedroom property.

Therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.


DATE INSPECTED: 17th March 2010














