Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2010/0849/P

	Development Proposed:
	Two storey extension to the rear with single storey utility and alterations to existing first floor room at 25 Clitheroe Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations to make on this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from the owners of an adjoining property at the rear of the site in Limefield Avenue in which they raise a number of concerns as follows:

1.
The proposed extension would have a two-storey wing to match the single storey wing on the other side of the property.

2.
The extension would be higher than the upper level of the existing roof when planning rules seem to suggest that extensions are usually not permitted to be higher than the original roof level.

3.
It would impinge on the open views and light to the rear of our house.

4.
The extension will be much closer to the boundary between the two properties and the plans show a window at first floor level directly overlooking our garden and towards the living areas to the rear of our house.

5.
Part of the area where we would be directly overlooked is covered by a mature horse chestnut that we have been advised by two different tree surgeons is diseased and will likely need to be removed within the next few years.

6.
When we altered the use of two of our upstairs rooms three years ago, we moved the position of two windows.  One of the rooms could have had a window directly overlooking the garden of 25 Clitheroe Road but we were advised against having such a window unless it was fitted with obscured glass.  We therefore positioned the window on a different wall.  The plans for this proposal do not mention obscured glass in accordance with what we were previously advised by the Council.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



	PTO

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

	The application relates to a detached bungalow (with a limited amount of accommodation within part of the roofspace) within a relatively large curtilage at the corner of Clitheroe Road and Hayhurst Road within the Settlement Boundary of Whalley.

The majority of the dwellings in the immediate vicinity of the site (including 27 Whalley Road to the north east side and 36 Limefield Avenue at the rear) are two storey properties.

The property has an existing single storey extension that projects 9.1m from the southwestern part of its rear elevation.  Permission is now sought for an extension that would project the same distance (9.1m) from the northeastern part of the rear elevation.  This extension, however, would be two storeys high containing a kitchen and dining room at ground floor level with a bedroom above.  This extension would also be extended forward at first floor level to provide a further bedroom with en suite facilities above the existing integral garage.  This front part of the extension would have a front facing gable containing a window to that front bedroom.

Attached to the central part of the northeastern side elevation of the proposed rear extension, would be a single storey section containing a utility room.  This single storey part of the extension would have dimensions of 3.9m x 4.5m with a maximum height of 4.2m.

The main two-storey part of the rear extension would have eaves/ridge heights of approximately 4.5m/6.6m.  In the rear gabled elevation facing number 36 Limefield Avenue, the submitted plans show a ground floor patio door to the dining room and a first floor window to a bedroom.  This bedroom, however, also has a large window in its southwestern side elevation facing the existing single storey rear extension.

The owners/occupiers of number 36 Limefield Avenue have expressed a number of concerns about the application as outlined above, which I will now address.

There would be approximately 31m between the rear elevation of the proposed extension and the rear elevation of 36 Limefield Avenue.  There is also substantial hedge/tree screening on the rear boundary between the two properties.  Given this separation distance and screening, I do not consider that the proposal would have any seriously detrimental effects upon either the light or privacy of that adjoining property.  The effects of the extension upon their view is not a material consideration.

With regards to the neighbours’ privacy, however, the applicant has agreed to a condition that the bedroom window in the rear elevation be fitted with obscured glass.  In order to further protect the privacy of these neighbours, I therefore propose to impose such a condition.

With regards to other considerations, although the proposal is for the second extension to the property, the curtilage is large enough to accommodate the development without appearing overdeveloped.  At the front, the property is set well back from the Whalley Road frontage behind a high and dense hedge.  The proposed two storey element (the ridge of which is only approximately 1m higher than the existing ridge) would not therefore represent an over prominent or incongruous feature in the street scene.  It would also, in my opinion, be within the context of the other two storey properties in the immediate vicinity.

It is stated in the Design and Access Statement that “the extension will have white painted render walls with a tiled roof and frames to match the existing”.  I consider that the use of such materials should be ensured through the imposition of an appropriate condition.

A bat survey report submitted with the application concludes that “the extension to this property will not affect any bat population”.  The Council’s Countryside Officer, however, recommended the imposition of a note on the permission to the effect that “in the event that any bats are found or disturbed, all work shall cease until further advice has been sought from a qualified licensed ecologist.

Subject to appropriate conditions and notes, I consider the proposed development to be acceptable.



	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: 8 DECEMBER 2010














