Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0150/P

	Development Proposed:
	Extension to front elevation, lift the overall roof height by 450mm and alterations to the first floor layout and Juliet balcony to front elevation at 30 Straits Lane, Read

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has viewed the application and has made the following observations:

· 
The planning application is retrospective and work on the extension was commenced prior to submission.  

· 
It is noted that the existing front elevation shown on the application does not conform to the present property.

· 
It is requested that a planning officer regularly inspects the work in progress to ensure this adheres to the approved planning conditions.  



	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”.



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

	The application relates to a dormer bungalow on the east side of Straits Lane with a northern site boundary to Woodhead Road.  The front of the property faces open fields as there are no properties on the opposite side of Straits Lane.  The adjoining property to the south is a two storey house with a large conservatory on its northern side elevation.  At the rear, the property is adjoined by a blank side elevation and the rear garden of 1 Woodhead Road, a dormer bungalow.

The property originally had a flat roofed garage and sunroom attached to its southern end elevation; one flat roofed dormer at the front; and two flat roofed dormers at the rear.  

Permission was sought by application 3/2008/0320/P for a number of extensions and alterations to the property as follows:

1.
The replacement of the existing garage and sunroom with a large structure extending 2.5m forward of the existing, 2.5m to the rear and 1m to the side.  This would have a first floor above, beneath a gable fronted roof, and would provide a larger garage, a larger kitchen, a utility room and a sunroom on the ground floor with a bedroom with en-suite bathroom above.  The front wall of the bedroom, which would include French doors, would be inset from the main front wall in order to provide a balcony with a balustrade to the front but solid walls to both sides.  The main roof would also extend over this front balcony.

2.
The provision of a pitched roof over the existing front dormer and the formation of two additional pitched roofed dormers at the front.

3.
The replacement of the two rear dormers with one large pitched roofed dormer across the majority of the rear roof slope, including the roof slope of the side extension.  

In that previous application all the extensions and alterations were to be carried out using materials to match the existing.  

In this area of mixed house types and designs, it was not considered that the previously proposed scheme of extensions and alterations would in any way be harmful to the appearance and character of either the property itself or the locality.  The front balcony had been designed and screened so that it would not adversely affect the privacy of adjoining residents.  A rear balcony that would have adversely affected the privacy of adjoining residents was shown on the plans originally submitted for application 3/2008/0320/P but was deleted on amended plans received prior to the determination of the application.  

In the absence of any objections to the previously proposed scheme of extensions and alterations, application 3/2008/0320/P was therefore approved.

This application effectively seeks permission for the following alterations to the previously approved development:

1.
The ridge of the roof of the whole building to be raised by 450mm.  

2.
A gable fronted forward extension on to the northern part of the front elevation similar to that approved on the southern part.  This, however, does not have an enclosed balcony, but a Juliet balcony (looking over the open fields on the opposite side of Straits Lane).  This extension would replace two of the proposed front dormers in the original scheme.  

3.
Internal alterations to the layout of the first floor rooms.  

The small increase in the height of the building and the building of the additional extension at the front do not, in my opinion, have any detrimental effects upon the appearance of the property or upon the amenities of any nearby residents.  In fact, it could be argued, that the scheme now proposed provides a more balanced and aesthetically pleasing front elevation than that which would have resulted from the implementation of the previously approved development.  There are no planning implications as a result of the changes to the internal floor layout.  

The reasons why the originally proposed scheme was considered to be acceptable are, in my opinion, equally applicable to this amended scheme.  I can therefore see no objections to this application.

Work has been in progress on site in accordance with this current application since the application was submitted.  The application is therefore now part retrospective, and a ‘three year commencement’ condition is therefore not necessary.



	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: 15 April 2011














