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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0268

	Development Proposed:
	Proposed two-storey side and rear extension and single storey sun room extension to rear at 8 Parsonage Avenue, Ribchester.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – No Objection in principle, subject to the views of the planning officer that the application does not constitute an overbearing development.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No Objection. 

	CONSULTATIONS: Nearby Residents

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

· Loss of light

· Loss of privacy

· Overbearing and dominant extension

· Infringement upon boundary

· Inappropriate design to detriment of the street scene

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This application relates to a semi-detached property fronting the north-western side of cul-de-sac Parsonage Avenue within the main settlement of Ribchester.

Permission is sought for a two-storey side and rear extension to the south-western side elevation of the property and single storey sun room extension to the rear. The two-storey side extension includes a covered car port/store with first floor above. As a result the extension at ground floor level to the north-western corner of the property is set back 5.5m from the front building, projects 2m from the south-western side elevation of the main property, measures 4.7m, in length to its south-western side elevation and 4.7m to the rear. A single storey pitched roof extension is to be attached to the north-eastern side elevation of this aspect of the proposal projecting 5m from the original rear wall of the property, 3.3m in width and set in from the common boundary shared with No. 6 Parsonage Avenue by 0.1m. At first floor level the extension is to be ‘l-shaped’ and measure 9.8m in length to the south-western side elevation, 4.4m in width and project 2.1m from the original rear wall of the property to its north-eastern side elevation.

In terms of visual impact I consider that the scale, size and design of the proposed extensions are appropriate. The property is at the south-western end of a row of four properties and the front building line is ‘set back’ from the adjacent pair of semi-detached properties to the south-west. I consider that this existing visual break coupled with the fact that the extension is ‘set-down’ from the main ridge height of the property and ‘set back’ from the original front building line at both ground and first floor level will ensure that the extension appears subservient to the main property and will not result in a dominant extension within the street scene or result in a visual ‘terracing’ effect 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 potential impact of the development upon their general amenity, in particular loss of light, privacy and overbearing impact. A site visit confirmed that some of the windows to the north-eastern gable elevation of neighbouring property No. 10 Parsonage Avenue were obscure glazed, and of those that were not, did not serve habitable rooms but a kitchen only and stairwell. I have assessed the proposal against the BRE Methodology detailed in the Councils SPG ‘Extensions and Alterations to Dwellings’ and I am satisfied that the proposed extensions meet these tests and therefore any impact of the proposals upon the amenity of neighbouring residents, and in particular loss of light would not be so significant as to warrant refusal of the application. As the front building line of the applicants property is set back 3 metres from the front building line of adjacent property to the south-west No. 10 Parsonage Avenue, the dominance of the two-storey extension to the rear is minimised by the fact that it is set down from the main ridge height and the extension to the gable elevation includes the open car port/storage area which again minimises its dominance it is considered that the proposal would not result in an overbearing impact upon the amenity of neighbouring residents.

Concern has also been expressed in relation to gutters and fascias overhanging the applicant’s boundary. The agent has been subsequently contacted in relation to this issue and amended plans were received on the 18th of May (Plan ref. PG2011-02 Rev E) which has reduced the size of the extension to ensure that all guttering and fascias will be within the applicants boundary.

I am satisfied that there is adequate parking provision to the front of the property and together with the proposed car port will ensure that any impact of the development upon highway safety will be minimal, which is also supported by the County Surveyor.

	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.
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