Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/1057

	Development Proposed:
	Proposed rear and side extension, dormer extension, alterations to dwelling and provision of additional car parking space at 20 The Hazels, Salesbury.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No Objection.

	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 on The Hazels, off Ribchester Road within the main settlement of Salesbury. 

Permission is sought for a dormer extension to the southern roofslope of the property to measure 6.8m in length, a maximum of 2m in height to the eaves and projecting a maximum of 1.8m from the roofslope. A single storey extension is proposed to the southern side elevation of the property towards the rear elevation measuring 6m x 1.1m in width that is also to incorporate a two-storey l-shaped rear extension projecting a maximum of 5m from the rear of the property. 5.3m in length and a maximum of 7.5m in height with a pitched roof with sloping roof to the side. The two-storey rear extension is to incorporate a glazed balcony at first floor level measuring 3.4m in length and projecting 1.2m from the extension. The glazed side panels to each side of the balcony are to be obscure glazed. Lastly the existing driveway to the front (eastern) elevation of the property is to be widened to 7.6m. The extensions are to be constructed of cedar cladding to the walls with partial glazing and tiles to match the main property to the proposed extension, with a lead finish roof to the proposed dormer.

In visual terms I consider that the scale, size and design of the proposed dormer and rear/side extension is acceptable. The size and design of the dormer extension will ensure that it does not dominate the southern roofslope of the property and as the two-storey extension is to the rear it will not prove visually prominent within the street scene. The extension as viewed from the cricket ground to the rear of the property will appear as a subservient addition to the main property as the ridge height is set down from the ridge height of the main property, is set in from the northern side elevation of the property and the roof design will compliment the overall appearance of the main dwelling.

It is considered that any impact of the proposals upon the amenity of neighbouring residents will be minimal. As the dormer extension is to the southern roofslope, windows to the dormer extension will only overlook the roofslope of the adjacent residential property. The extension to the rear will be set in from the common boundary shared with the adjacent property (No. 21) to the north of the applicants dwelling by 5.5m and the glazing to the ground floor northern side elevation will not exacerbate any current privacy issues considering that there is currently a fully glazed conservatory to the rear of the applicants property. Any impact of the proposal upon the amenity of residents residing at the property to the south of the applicants (No. 19) will again be minimal. The maximum projection from the existing rear elevation is 4 metres and as the roof design will slope away from the common boundary any resultant loss of light to the neighbouring property as a result of the proposal will not be so significant as to warrant refusal of the application. There is a mature hedgerow on the common boundary between the applicants and the adjacent residential property to the south (No. 19) thus ensuring that any loss of privacy will be minimal. To safeguard the privacy of neighbouring residents the plans indicate that the full height glazing panels to each side of the balcony are to be obscure glazed and in order for this to be maintained in perpetuity I consider it appropriate to condition this aspect.

I consider that the widening of the existing driveway will not have a significant impact upon the street scene and the County Surveyor has confirmed that he has no objection to the application on highway safety grounds. 

Therefore, 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 or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 01/12/2011














