Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0787

	Development Proposed:
	Proposed amendments to planning consent 3/2003/1029P,to complete the pitched roof over the existing garage and build the first floor extension over the existing ground floor kitchen. New flue stack, window at first floor level to side elevation and alterations to windows to rear elevation of extension at 31 Beaufort Close, Read. 

	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 two-storey detached property sited at the head of cul-de-sac Beaufort Close, within the main settlement of Read.

Permission was granted in 2004 (3/2003/1029) for works to the property which included a new garage to the north west corner of the dwelling, a first floor rear extension over the existing living room/kitchen projecting 3.1m from the rear elevation and with a continuation of the main pitched roof, a hipped roof over the flat roof of the existing garage and lastly an elevated garden terrace to the south east corner of the property.

The only aspect of the approved scheme, which has been completed, is the garage to the north west corner of the property. Due to the time that has elapsed since the approval in 2004, the applicant has re-submitted the application in order to complete the hipped roof over the existing garage and first floor extension with a few amendments. Amendments to the previously approved scheme include the inclusion of an external chimney stack to the rear elevation of the property, alterations to the windows to the rear elevation of the previously approved rear extension, and the insertion of a window at first floor level to the north-western side elevation of the property.

In terms of visual impact I consider that the proposed hipped roof over the existing garage will provide a visual improvement, and as the first floor extension and flue stack is to the rear any visual impact of these aspects of the proposal upon the street scene or immediate locality will be minimal.

I note the concerns from a neighbouring resident with regards to potential loss of light as a result of the proposed first floor extension. Whilst I note these concerns no alteration has been made to the scale or size of this aspect of the scheme from that which was previously approved. I also agree with the case officer who dealt with the previous application that properties to the north are a sufficient distance from the applicants property and are at an obscure angle so as not to be significantly affected by loss of daylight or overlooking from the windows to the rear elevation.  Loss of view and devaluation of property are not classed as material considerations in the determination of this application.

I also consider that as the chimney stack is to project above the main ridge height of the property any impact of this development upon neighbouring residential amenity will be minimal and I am satisfied that the hipped roof above the existing garage will again have minimal neighbouring impact as there are no side windows to No. 29 Beaufort Close.

A window is proposed at first floor level to the original north-western side elevation of the property. As the window is not obscure glazed and non-opening this aspect of the scheme requires planning permission. A site visit confirmed that it would be possible to overlook from this proposed window towards windows to the rear elevation and into the rear garden of the residential property to the north of the applicants property. Therefore in order to safeguard the privacy of these residents the applicant has agreed that a condition is placed on the decision notice ensuring that this window is obscure glazed and remains as such in perpetuity. 

Therefore subject to an appropriate condition I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 05/12/2011














