Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0517P

	Development Proposed:
	Proposed rear dining room extension, side extension to form garage and utility room. Demolition of existing garage and conservatory at 29 Conistion Close, Longridge, Lancs, PR3 3AU.

	CONSULTATIONS: Parish/Town Council

	No objections


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council Highways – No objections.

United Utilities – No objections.

	CONSULTATIONS: Additional Representations

	Neighbour objection: The proposed development would encroach onto neighbouring property. Loss of views from garden. Loss of storage space. 



	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 proposed development consists of a single storey extension to the rear of the existing dwelling. This will project approximately 2.75m from the rear of the existing dwelling and measure 3.6m in width. This element is to be constructed from brick under a tiled lean to roof with an eaves height of approximately 2.3m and an overall height of 3.7m. The second element of the proposed development consists of a single storey extension to the side of the existing dwelling. This is to be constructed from brick under a tiled hipped roof. This element will project 2.75m from the side of the existing dwelling and measure 9.9m in length. As part of the proposal an existing conservatory to the rear and an existing detached garage will be demolished. The development site is a detached dwelling that fronts Coniston Close, Longridge.

The proposed extension to the rear is considered to be sympathetic to the character and appearance of the existing dwelling in terms of scale and design. I am of the opinion that this element of the proposed development would not cause excessive harm to the amenity of any neighbours or that of the existing dwelling. 

The second element of the proposed development consists of the single storey extension to the side of the dwelling. One of the main objections is the potential of the development encroaching onto neighbouring property. This in itself is not a matter for the Local Planning Authority; it is a civil matter between individual parties. However the applicant/developer should satisfy in his own mind that development would not encroach on a neighbouring property, prior to development commencing. Similarly many of the other areas of objection are not material planning considerations. An existing pathway between the two dwellings would be maintained. 

One area of objection that is a material consideration is the loss of light to the neighbouring property No.27 as a result of the proposed development projecting forward of the building line. This projection would be approximately 1.3m. Having considered this I am of the opinion that whilst there may be a slight loss of light I do not consider it to be excessive enough to warrant recommending the development be refused. This is due to the gap that would remain between the two dwellings and the positioning and size of the nearest front window.

Many of the dwellings in Coniston Close have been subject to alterations. The property neighbouring the development site No.31 has had alterations carried out which are quite similar to those proposed within this application that appears acceptable. As such the principle of such development is established in the immediate locality.

The overall impact the development will have upon the streetscene is not considered excessive. The front porch which would form a substantial part of the front elevation is already present, the addition of the hipped roof over the new garage is not considered to be an over excessive addition which would adversely impact upon the setting of the dwelling.

Having considered the proposed development and the information before me I recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development is not considered to have a significantly detrimental impact upon residential amenity or the streetscene.



	RECOMMENDATION: That conditional planning approval be granted.


DATE INSPECTED: 18/06/12














