Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0216

	Development Proposed:
	Removal of existing conservatory and erection of single storey rear extension at 7 Abbey Fields, Whalley.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                           

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No Objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident who wishes to raise the following objections:

· Loss of light

· Loss of view

· Devaluation of property

	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 one of a pair of semi-detached true bungalows sited at the southern end of a cul-de-sac on Abbey Fields, off Station Road within the main settlement of Whalley.

Plans were initially submitted for a proposed rear extension measuring 4.9m in length, 3m in width and 3.6m in height to the ridge with a pitched roof. The north-eastern side elevation was to be constructed of a solid brick wall sited approx. 0.1m from the common boundary shared with adjacent property No. 9 Abbey Fields, with glazing to the remaining elevations and a glazed roof. Following an objection from a neighbouring resident the agent has submitted an amended plan which details the erection of a proposed single storey extension projecting 4.6m from the rear elevation, 4m in width and 3.9m in height to the ridge with a distance to remain of 1m between the north-eastern side elevation of the extension and the common boundary. The extension is to have a pitched roof and be constructed of a stone dwarf wall up to a height of 1m with glazing above to all elevations and a glazed roof. 

I consider that the scale, size and design of the proposed extension is acceptable and as it is to the rear of the property its visual impact upon the immediate locality and street scene will be minimal and therefore in compliance with policies G1 and H10 of the Districtwide Local Plan and the Councils SPG ‘Extensions and Alterations to Dwellings’.

I note the concerns from a neighbouring resident with regards to the proximity of the extension to their boundary and potential loss of light to a glazed patio door and window serving a bedroom. I have assessed the proposal using the BRE methodology detailed in the Councils SPG ‘Extensions and Alterations to Dwellings’ and I am satisfied that the proposed extension by virtue of its pitched roof design and that it is set in from the common boundary by 1m passes the test. The eaves height of the extension measures 2.5m, has a pitched roof, and I am also aware that a 2 metre high close-boarded fence could be erected on the common boundary without prior consent. As such I consider that whilst some loss of light may occur to both a window and glazed patio doors of the adjacent property to the rear this will be not be so significant or harmful to the amenities of these residents as to warrant refusal of the application. 

As the north-eastern side elevation of the extension is to be fully glazed I consider it appropriate to condition that windows to this elevation are obscure glazed of a type to be first agreed by the LPA prior to first occupation or use of the extension as well as fixed and non-opening.

Concern with regards to loss of view and devaluation of property are not classed as material considerations in the determination of this application.

Therefore subject to an appropriate condition, 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 01/05/2012














