Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0295

	Development Proposed:
	Proposed demolition of single storey extension to be replaced with a two-storey extension. Re-submission of 3/2012/0013P at 12 Manor Avenue, Ribchester.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – Object to the initial plans submitted due to the impact upon neighbouring residential amenity

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection on highway safety grounds.

	CONSULTATIONS: Nearby Residents

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

· Dominant extension to visual detriment of the appearance of the property

· Overbearing and oppressive

· Loss of light

· 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 a two-storey mid-terraced property fronting the north-western side of Manor Avenue, off Church Street within the main settlement of Ribchester.

This application is a re-submission of a scheme that was refused for a proposed two-storey rear extension (3/2012/0013) by virtue of its dominance against the main property and impact upon the amenity of neighbouring residents.

It was considered that the initial plan submitted did not adequately satisfy the above reasons for refusal and as such amended plans were received which now detail the erection of an extension projecting 3m from the rear elevation of the property, 4.8m in width with a maximum height of 6m.

With regards to visual impact upon the appearance of the property and locality the extension as now proposed has been set down from the main ridge height of the property and has been reduced in length by 1.3m and width by 0.5m. I consider that these amendments satisfy my previous concerns with regards to the dominance of the extension as the proposal will now appear subservient to the main property and there will be a clear visual relationship between the main property and the approved extension in accordance with Policies G1 and H10 of the Districtwide Local Plan and the Councils SPG ‘Extensions and Alterations to Dwellings’.

This application should be read in conjunction with approved application 3/2012/0294 for a similar sized two-storey rear extension at adjacent property No. 11 Manor Avenue. In consideration that the extension to the neighbouring property has been approved and the proposed extension at No. 12 Manor Avenue will not project forward of this extension any impact of the development upon the amenities of residents at No. 11 Manor Avenue will be minimal.

I note the concerns from a neighbouring resident with regards to the oppressive nature of the development and potential loss of light. This application has sought to address the previous reasons for refusal by reducing the length of the extension so that it projects from the rear elevation of the property by 3m, reducing the width to 4.8m, and setting it in from the common boundary by 1m. 

No. 12A Manor Avenue has an existing glazed conservatory to the rear elevation which currently restricts the amount of available light to the rear of this property. The proposed extension will not project forward of the fully glazed conservatory (which is not classed as a habitable room) and as the overall height has been reduced from that previously submitted and is ‘set-in’ from the common boundary by 1m it is now considered that whilst some loss of light will occur to the rear elevation of the adjacent property this will not be so significant as to result in substantial harm to the amenity of these residents. In addition, I am satisfied that reducing the overall massing of the extension will minimise the dominance of the extension and reduce the oppressive nature of the development from that previously submitted to that which is considered acceptable in planning policy terms.

Concern with regards to the devaluation of property is not classed as a material consideration in the determination of this application.

I am satisfied that there is adequate on-street parking to the front elevation of the property and the County Surveyor has confirmed that he has no objection to the application.
Therefore, 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 or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16/02/2012 – Site visit made when assessing initial application 3/2012/0012.

















