Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0130/P

	Development Proposed:
	Demolition of existing lean-to garage and conservatory. Erection of single storey extension to side and rear of dwelling house at 12 Eightacre Avenue, Sabden, BB7 9HQ

	CONSULTATIONS: Parish/Town Council

	Sabden Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a semi-detached dormer bungalow at the northern end of Eightacre Avenue off Crowtrees Road, Sabden, within the Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).   

Permission is sought for a rear flat roof extension and demolition of attached garage and erection of a hipped roof side extension, extending the full length of the dwelling.  Overall the extensions would result in a 46% increase in floor area from that of the original dwelling i.e. before the conservatory and garage extensions. 

The rear extension would project from the rear wall of the original dwelling by approximately 4.0m and have a width of 6.57m (3.3m would project to the side of the dwelling).  The eaves level/ flat roof would equal the eaves level of the existing property at 2.36m.  This extension would be set in from the neighbours boundary by approximately 3.1m.

The hipped roof side extension would run flush with the front elevation of the property and extend the full 16.9m length of the original dwelling.  It would extend from the side of the dwelling by 3.5m and have an eaves height of 2.36m, the same as the main house and the highest pint of the hipped roof would be approximately 3.3m.

Visually, the proposals are considered to be acceptable given that this property is situated at the northern end of a cul-de-sac and is not readily visible within the public ream.  I did have initial concerns that the side extension was projecting too far forwards (in line with the front elevation), however, after much consideration, I do not consider that the effect of the property to be so significant as to warrant refusing the application on this ground.

In relation to residential amenity, I have carried out the BRE test, as illustrated in the SPG on extensions and alterations to dwellings, and the rear extension would not take a significant amount of light from the rear windows of the adjoining dwelling and is thus acceptable.  The side elevation of the extension is to be blank and thus no overlooking would occur. In relation to the windows in the side extension, this property abuts a field and thus these windows would not overlook anyone and is thus acceptable.

Therefore, taking the above comments into consideration I 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 planning permission be granted.


DATE INSPECTED: 15 March 2012














