Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0176/P

	Development Proposed:
	Single storey rear extension with glazed balcony above new first floor bay with access to balcony and formation of further door in existing bay window at first floor level for access to the balcony at Hammond Field, Hammond Drive, Read, Bb12 7RE.

	CONSULTATIONS: Parish/Town Council

	Read Parish Council - No objections.

United Utilities – have sent three pieces of correspondence as follows:

Letter dated the 15 March 2012 – No objections but advised that the proposal might fall within the required access strip of a public sewer.

Email dated the 15 March 2012 - There is a water main along the rear of the property and we cannot permit building over or near to it.  The applicant should contact the Regional Mains Diversions Team.

Email dated the 23 April 2012 confirmed that as the water main is on the opposite side of the house to the extension, they have no objections, however, the response regarding the sewer is still relevant.

	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 detached house, formerly the Belvedere Hotel, which was converted to a residential dwelling in the late 1990’s (Planning Application 3/1998/0528/P), on Hammond Drive, an area designated as Open Countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  At the rear, the property overlooks Hammond Ground and long range views of the property are seen from Whalley Road to the South.

Permission is sought for a ground floor flat roof sunroom/ lounge extension with a balcony above.  Two upstairs windows in two south facing gables, serving bedrooms, will be altered to provide doorways which will provide access to the balcony.  The extension would have maximum dimensions of 4.0m x 10.5m x 3.45m.  The glass balcony with stainless steel supports would be an additional 1.1m higher making the overall height of the proposals 4.55m.

The property is set within a large curtilage and the rear of the property overlooks Hammond Ground.  Given this and the distance to neighbouring dwellings, the extension and balcony would not cause any overlooking and is thus acceptable.  The design of the extension is also acceptable.  I consider the change of the first floor windows to doorways will provide symmetry at this point and would be an improvement to the existing arrangement.  I initially had concerns over the amount of glazing on the rear, south facing, elevation due to the window fenestration, however, after carefully considering this aspect, I do not consider a refusal could be justified on this ground as the extension would not be overly harmful to the rest of the dwelling.

With regards the comments received from United Utilities, having printed a map showing the route of the water main they refer to and it is apparent that the water main runs parallel to the front of the property.  As such they have no objections to the proposal.

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: 21 March 2012














