Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0520/P

	Development Proposed:
	Proposed dining extension to the existing kitchen and proposed utility room extension at 89 Regent Street, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the statutory 21 day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the application on highway safety grounds.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	Two letters have been received from nearby residents.

The only matter referred to in one of the letters relates to the fact that the applicants had formed a gate in the rear boundary wall of their property that would give them access onto an area of private land to which they have no legal right of access.  This is a private matter between the two parties concerned that is not in any way affected by the proposed extensions.  It is a matter that is therefore of no relevance to the consideration of this application.

The writer of the other letter also referred to the matter of rights of way and stated that the construction of the extension should not cause damage to neighbouring properties or to the cobbled street.  This writer also expresses concerns about parking problems in the area.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.



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

	The application relates to a mid-terraced property on Regent Street within the settlement boundary of Waddington and within the Conservation Area. The property has an existing single storey pitched roofed rear extension.

Previous application 3/2010/0554/P sought permission for an extension above the existing single storey rear extension with an additional single storey lean-to extension onto the western side elevation of the existing single storey extension.

In relation to that previous application, the case officer was of the opinion that the proposal would not have any seriously detrimental effects upon the amenities of any nearby residents.  In the Delegated Item File Report she said that the main consideration in the determination of that application was therefore the impact of the proposal upon the character and appearance of the property and the consequential impact upon the Conservation Area.  In this regard, she considered the proposal to be inappropriate and permission was therefore refused for the following reason:

1.
The proposal by virtue of its size and design would be contrary to Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.  It would appear as an inappropriate incursion into the existing rear roof slope to the visual detriment of the property and the wider Conservation Area.

Permission is now sought for two relatively small single storey additions to the existing single storey extension as follows:

1.
An extension onto its rear elevation of approximately 1.5m to form a dining area attached to the existing kitchen.  The existing pitched roof would be extended over this small extension.

2.
A flat roofed extension that would infill the gap between the western side elevation of the existing extension and the boundary to the adjoining property to the west.

The walls of both extensions would be rendered to match the existing walls.  The roof tiles on the pitched roofed extension would match the tiles on the existing single storey extension.

In common with the previously refused application, this amended/reduced proposal would not, in my opinion, have any detrimental effects upon the amenities of any nearby residents.

These relatively small extensions would have no impact upon the parking situation in the locality, and the County Surveyor has expressed no objections to the application. The other matters referred to by the two nearby residents are not legitimate planning considerations.

The extensions now proposed do not project any higher than the apex of the existing single storey extension that is below the eaves height of the two storey main dwelling.  There would therefore be no projection into the roof slope of the main house.  The reason for refusal of the previous application has therefore, in my opinion, been satisfactorily addressed.

There are therefore, in my opinion, no objections to this current application and I recommend accordingly that permission be granted.



	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: 26 JUNE 2012














