Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0618

	Development Proposed:
	Proposed single storey extension to the front of the dwelling at 13 Woodfield View, Whalley.



	CONSULTATIONS: Parish/Town Council

	Objects – Proposed extension exceeds the building line by some 2m, therefore intruding onto adjacent property.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections.

United Utilities – No objections.

	CONSULTATIONS: Additional Representations

	1.no neighbour letter received – Objects: Building projects forward of building line. Would create drainage problems. Potential loss of daylight. 



	RELEVANT POLICIES:

	G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

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

	The proposed development site is a semi detached dwelling which fronts Woodfield View, Whalley.

Planning permission is sought for the erection of a single storey extension to the front of the existing dwelling. The proposed development would be constructed to the front elevation of an existing two storey side extension which was granted permission under reference 3/2005/0387P. 

The proposed extension would project from the front elevation of the existing side extension by 3m. Due to the existing set back of the two storey side extension the overall net gain in forward projection would be 2m. The proposed extension would measure approximately 3.4m in width with an eaves height of 2.35m and an overall height of 2.95m.

The role of the 1m set back of the two storey extension was to ensure that the two storey extension did not become an overbearing feature of the dwelling. Whilst this will be lost at ground floor level I do not believe it would result in an extension that would become a dominant and overbearing feature of the dwelling. The two extensions combined would still retain a subservient appearance. 

The proposed development will be finished with pebble dashed exterior walls under a tiled mono pitched roof. These exterior materials will match those used in the existing dwelling. 1no. window opening is proposed within the front elevation of the proposed development.

Whilst the proposed development would extend beyond the front elevation of the existing dwelling I am of the opinion that it would not cause excessive harm to the character and appearance of the streetscene. This is because the existing dwelling is well set back from the highway, in excess of 10m. In addition to this whilst there is some form of building line in place, which runs from North to South, it is not strictly regimented, nor are all the dwellings within it of a uniform design and appearance. There is some variation in this line. I am also of the opinion the proposed projection beyond this line is not excessive.

With regard to the impact upon the residential amenity of the area. I am of the opinion that the proposed development would not cause detrimental harm to the residential amenity of the area. The extension would be sited adjacent to the garage of the neighbouring property. It would not therefore result in the loss of light to a habitable room of the neighbouring dwelling. I do not believe that any adverse impact upon the residential amenity of the area would be any greater than that caused by the existing dwelling. 

	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 consent is granted.
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