Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0514P

	Development Proposed:
	Proposed side single storey extension at 6 Warrington Terrace, Barrow, Clitheroe, BB7 9BG.



	CONSULTATIONS: Parish/Town Council

	Parish Council: Raised concerns regarding close proximity to boundary and overall height of proposed development.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities: No objections.



	CONSULTATIONS: Additional Representations

	Neighbour: Concerns over overall height and access to maintain garden fence.



	RELEVANT POLICIES:

	G1 – Development Control.

H10 – Residential Extensions.

SPG - Extensions to existing dwellings.

NPPF – National Planning Policy Framework.

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

	The development site is an end terrace property that fronts Whiteacre Lane. Planning approval is sought for the erection of a single storey side extension constructed from brick under a flat felt roof. The development is to be located on the East elevation of the dwelling within the existing curtilage area. Glass folding doors located in the South facing elevation of the proposed development will provide access to the existing private amenity area. The development will replace an existing conservatory.

The proposed development will extend approximately 4.2m from the rear portion of the eastern elevation and measure 6.8m in length. The rear wall of the extension will be built flush to the existing northernmost elevation of the dwelling. The overall height over the proposed development is 2.8m. This is higher than the existing conservatory (2.1m) however this overall increase is offset due the alteration of land levels. Currently the conservatory sits higher than the true ground level due to decking in the garden area. The proposed development would be constructed from the actual existing slab level; therefore the overall increase would be approximately 40cm. The lowering of the floor level within the existing garden will increase the level of screening provided by the existing boundary fence, aiding to reduce the visual impact of the development.

The Parish Council has raised concerns with regard to the developments proximity to the boundary of the site and the overall height of the development; a neighbour has also raised concerns of this nature. Noting these I will discuss each in turn.  

With regard to the overall height, as discussed above, I do not consider that the increase would be excessive. Nor would it create an overbearing or obtrusive feature that would be detrimental to residential amenity.

In respect of the proximity to the boundary of the site; the development would be constructed within the boundaries of the site with approximately a 40cm gap to the eastern boundary. Whilst in close proximity to the boundary I do not consider that there would be a severely detrimental impact upon residential amenity. However in order to ensure residential amenity is adequately protected a condition preventing the creation of new window and door openings in the proposed side extension is recommended.  

Concerns raised regarding access to maintain the boundary fence are a civil matter between individual parties and not a matter for the Local Planning Authority in determining this application.

Whilst the development would be larger than the existing conservatory that it would replace I am of the opinion that it would not have an excessively adverse impact upon the residential amenity of the area. Furthermore due its location the development will not adversely impact upon the setting of the streetscene.

Having considered all of the information before me and in view of the comments above I recommend accordingly. 

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal is not considered to be significantly detrimental to residential amenity.



	RECOMMENDATION:   That conditional planning approval is granted.


DATE INSPECTED: 18/06/12














