Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0847/P

	Development Proposed:
	Two-storey extension to provide kitchen/dining and bedroom/en-suite at Thornton, York Lane Langho, BB6 8EH

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council - No comments or observations received within the 21 day statutory consultation period or by the date of this decision (21 November 2012)

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations.

	One letter has been received from the adjacent neighbour raising concerns over the loss of light to their living room resulting from the extension and the over looking of their kitchen area from a first floor window serving the proposed bedroom.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This application details the demolition of a rear single storey extension to a semi detached dwelling and its replacement with a two storey extension and single storey lean to addition to create a dining/ kitchen area at ground floor and an ensuite bedroom at first floor.  The two works would extend across approximately two thirds of the property and have approximate dimensions of 4.7m x 4.1m x 5.9m to the apex of the roof which is slightly lower than the eaves height of the existing/ original property.  The single storey lean to addition would extend sideward from the two storey addition by approximately 2.5m.

In considering this scheme it is necessary to have regard to visual and residential amenity.  As stated, the works are to the rear of the property with the ridge of the extension set below the eaves of the property.  The works are set in from the shared boundary and I consider them to be subordinate to, and in keeping with the original dwelling.  Therefore, in visual terms, I do not consider there would be any significant detriment caused.

The remaining issue therefore is residential amenity.  I am mindful that a two storey extension on the adjoining property, The Hollies, was refused in 2009 by the LPA, due to an unacceptable loss of light on a ground floor habitable room of Thornton.  An identical ground floor window to that of Thornton exists on The Hollies, and as such the same concerns relating to loss of light exist.  The difference between the two applications is the height of the proposed extension.  Unlike the extension proposed on The Hollies, the eaves of the extension are set approximately 1.0m below the eaves of the existing property and thus the ridge height does also not project above the eaves of the existing dwelling.  Having carried out the BRE test, outlined in the Council’s SPG on extensions and alterations to dwellings, the proposal complies, therefore, the light loss which will result from this extension is not considered to be so significant as to warrant refusal of the application on this ground.  Due to the distance of the extension from the shared boundary, I am satisfied that the proposal would not have an overbearing and oppressive effect on the amenities of these neighbours.  With regards the first floor windows proposed, the first floor window on the east facing elevation would serve a bathroom.  This is likely to be obscure glazed but will be conditioned as such to prevent any overlooking of the occupiers of York House. A condition will be imposed stipulating this. With regards the first floor window on the west elevation, I consider this window to be unacceptable as it would look directly in to the kitchen area of The Hollies, thereby adversely affecting their privacy.  Having discussed this matter with the Agent, dated and received the 20 November 2012, he has agreed to omit the window from the scheme.  I thus recommend the application be approved on this basis.

	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 which omits the first floor window on the west elevation and required the first floor window on the east elevation to be obscure glazed.


DATE INSPECTED: 02 November & 20 November 2012














