Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0367

	Development Proposed:
	Proposed single storey rear extension and increase height of existing ridge to form rooms in roofspace and provide 2no. dormers to rear. Re-submission of application 3/2011/0092 at 21 Hollowhead Avenue, Wilpshire.

	CONSULTATIONS: Parish/Town Council - No observations received

	CONSULTATIONS: Highway/Water Authority/Other Bodies - N/A

	CONSULTATIONS: Nearby Residents

	No observations 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 detached property towards the southern end of cul-de-sac Hollowhead Avenue, off Hollowhead Lane Wilpshire, and is a re-submission of a previously refused application for an increase to the existing ridge height, two-storey extension to the rear and single storey side elevation. The previous application was refused on the basis of visual impact, in particular the increase of the ridge height to the property by 1.6 metres and the impact of the extension to the rear upon the amenity of neighbouring residents by virtue of its overbearing impact and resultant loss of light.

The scale of the extensions proposed have been reduced to address the above concerns so that permission is now sought for a single storey extension to the rear measuring 14.6m x 4m, an increase to the existing ridge height by 0.6 metres to provide additional accommodation in the roof space with two piked dormers to the rear, and a lean-to extension to the northern side elevation of the property measuring 3.3m x 1.6m x 5m in height.

I consider that the proposed development will not dominate the original property and the visual impact of the 0.6 metre increase to the ridge height will be minimal, ensuring that the property will not prove unduly prominent within the street scene. It is also considered that as the works to the rear will not be clearly visible from within the public realm and the dormers are to be set down from the ridge height, as advised in the Councils SPG ‘Extensions and Alterations to Dwellings’, their visual impact will be minimal. 

I have assessed the proposals using the methodology produced by the BRE in relation to loss of light and am satisfied that any loss of light to habitable rooms of properties to either side will be minimal. An appropriate condition shall be placed on the decision notice ensuring that the proposed windows serving the bathrooms to the first floor side elevation of the property are obscure glazed. 

A bat survey was completed at the property, which has concluded that the proposed works are unlikely to cause disturbance to bats or result in the loss of a bat roost or cause injury or death to bats.

	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: 














