Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/0996P

	Development Proposed:
	Conservatory to the rear of 2 Branch Road, Mellor Brook, BB2 7NU

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G3 – Settlement Strategy

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a detached brick built property, formerly a shop which is located on the north east side of Branch Road close to the junction with Preston New Road.  The property is located within the defined village boundary of Mellor Brook.  Policies G1, G3 and H10 of the Districtwide Local Plan and the Council’s SPG on Extensions and Alterations to Dwellings are therefore applicable.  The rear garden area backs on to land designated as Green Belt where a PROW (no.80) exists.  Given the position of the property close to the junction with Preston New Road and this PROW at the rear there are public views of the site. 

Permission is sought to erect a conservatory at the rear of the property abutting an existing flat roof rear extension and would be accessed internally via the rear lounge.  The proposed conservatory would have approximate dimensions of 3.5m (length) x 4.7m wide. Due to the difference in land levels on site between the front and rear of the house the conservatory would be erected on a raised platform approximately 1.8m high to allow level access from the house.  The overall height of the proposed conservatory extension with storage undercroft would be approximately 4.8m.  The plans indicate that a doorway will be inserted on the side elevation nearest to the property known as Camberley to provide storage in the void underneath the conservatory. Steps would be erected to give access to the garden and these would project a further 2.4m.

The main matters for consideration include visual amenity and residential amenity.

The white upvc conservatory will be visible when viewing the property from Preston New Road when travelling in a south-east to north-west direction.  Given the domestic appearance of the conservatory and despite its height due to the drop in land levels at the rear of the house, the proposal would not appear unduly prominent or out of character with this row of residential properties, to warrant refusal of the application on this ground.  I initially had concerns over the proposed height of the roof as it would be visible from the front elevation of the property due to it being higher than the parapet roof on the garage.  The agent has provided amended plans, dated the 01 March 2012, which shows the height of the conservatory reduced by 200mm bringing it lower than the parapet on the front of the garage.  I therefore consider this aspect to be acceptable.

The property is located between a property known as Camberley and no.4 Branch Road.  In assign the impact of the proposal on the neighbours at Camberley, I consider that, due to the raised nature of the conservatory, the glazing on the elevation nearest to this property must be obscure glazed to prevent overlooking of these neighbours and to prevent direct overlooking in to the first floor window which is present on the gable that appears to serve a bedroom.   With regards the neighbours at no. 4 Branch Road, given that the property in question is level with the rear of no.4 and due to the conservatory not being located on this boundary, I do not consider that overlooking of the neighbours windows would occur which would be so serious as to warrant refusal of the application on this ground.  There are no properties at the rear so the applicants will have open views of the adjoining fields. 

Taking, all of the above in to consideration, I thus 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 conditional planning permission be granted.


DATE INSPECTED: 06 January 2012














