Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0181/P

	Development Proposed:
	Two storey rear extension at 3 Woodlands Drive, Whalley, BB7 9HL.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council question the extent and proportion of the proposal and the impact on the neighbouring property

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections to the proposal.

Highways – Following initial objections regarding the lack of off street parking spaces, amended plans have been received showing the available parking provision and the number of bedrooms, dated the 27 April, the Highway Engineer is satisfied that the provisions set out in the amended site plan showing two parking spaces are sufficient to prevent any detrimental highway safety impacts.

	CONSULTATIONS: Additional Representations.

	One letter of representation has been received which raises concerns regarding overlooking from the side elevations of the first floor.

	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 semi-detached house, located off King Street, within the centre of Whalley.

Permission is sought for a two-storey rear hipped roof extension and a single storey flat roof extension which will wrap round the two storey extension in an ‘L’ shape.  An existing kitchen extension and detached single garage will be demolished to enable the development.

The two storey extension would project from the rear wall of the property by approximately 4.0m and it would have a width of 5.4m.  1.7m of the extension would project beyond the gable of the property.  The eaves height would equal the height of the eaves on the original house with the overall height being 6.2m, approximately 1.0m lower than the highest part of the existing roof. The single storey extension would project a further 3.5m and would have a width of 7.7m and a height of 4.1m.  Materials would comprise of roughcast painted render to the walls with a slate roof to match the original dwelling.

In terms of visual amenity, this proposal will only be partially visible from the road and thus there will be no visual detriment caused in this regard.  In terms of design, the two storey element would not dominate the original house and would appear as a subservient addition.  I also consider the single storey element to be acceptable for similar reasons.

With regards residential amenity, although the works result in a sizeable increase in floor area, the proposals have been designed so that the works do not remove a significant amount of light from the adjoining property, consequently, the extensions comply with the BRE guidelines set out within the SPG on extensions and alterations to dwellings.  The plans show that no windows are proposed on the side elevations and thus I have no concerns regarding overlooking of neighbouring properties.  A condition will be used restricting the insertion of windows in order to safeguard neighbouring amenity.  With regards the property at the rear, the extension would look onto the blank gable of this property, and thus no serious overlooking will occur.

The final matter for consideration is highway safety.  The original plans did not illustrate the available parking provision at the property and as a result the Highways Authority objected to the proposal.  Amended site plans and floor plans, dated the 27 April 2012, have been submitted which illustrates the use of the rooms and the available parking provision and the Highway Engineer is subsequently satisfied that the development would not adversely affect highway safety.

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 conditional planning permission be granted.


DATE INSPECTED: 25 April 2012














