Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0911/P

	Development Proposed:
	Proposed two-storey extension to rear of existing house and detached single garage to rear garden area (Re-submission) at Houghton Farm Cottage, Osbaldeston Lane, Osbaldeston,

BB2 7LY

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period or by the date of issuing the decision.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter of representation has been received from a nearby neighbour who raises concern regarding the proposed first floor window overlooking their rear patio area.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Development within Open Countryside

Policy H10 – Residential Extensions

SPG “Extensions and Alterations to Dwellings

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

	The application relates to a cottage at the end of a terrace row of properties on Osbaldeston Lane.  It is bordered by an access track leading to farm units and to the rear by open fields.  Dwellings exist opposite, and to the north another row of cottages exist.  The property is located within open countryside, as defined by the Districtwide Local Plan.

Following refusal of application 3/2011/0851/P which sought permission for a first floor hipped roof addition extending across the rear of the property above the cat slide roof, and for a single storey detached garage within the rear garden area, dismissed on appeal due to the scale and design of the extension being “a dominant and incongruous feature to the detriment of the character and appearance of the existing dwelling” (Appeal Ref: APP/T2350/D/12/2172918), permission is now sought for a reduced two storey rear extension with a pitched roof which covers only part of the rear elevation.  The extension would have a width of 5.2m as opposed to the 7.5m initially proposed and would be set down from the ridge of the original house by approximately 0.4m.  A first floor window is proposed in the gable elevation of the original house to serve a bedroom.

Within the appeal decision the inspector concluded that it is highly unlikely that the application property was not a former cowshed and barn, therefore Policy H17 of the DWLP is not applicable to this application.  As such, he proposal will therefore be judged against polices G1, ENV3, and H10 of the DWLP and the Council’s SPG on extensions and alterations to dwellings.

Visually, I consider the proposed extension to be acceptable.  It is proportionate in scale to the existing property and well designed.  The stone gable of the original house will be continued along the side elevation with the rear elevation rendered to match the materials of the existing property.  Overall, I consider the proposal would not adversely affect the visual amenities of the locality.

In relation to impact on neighbours; with the extension now set in from the shared boundary with the attached property, the proposal would not result in any loss of light to these neighbours (Houghton Farm), in addition no windows are proposed in the elevation nearest to them.  A condition will be used to prevent any windows being inserted on this elevation to ensure no neighbour amenity issues arise.

Turning my attention to the other neighbours potentially affected by the proposals at 2 The Green, I understand their concerns about overlooking of their small rear yard/ patio area, particularly given this area is approximately 10-12 metres from this window, as such the LPA has discussed this concern with the Agent and subsequently amended plans have been received, dated the 30 November 2012, which shows this window to be obscure glazed.  I consider this to address the potential overlooking, which would have otherwise been unacceptable, therefore, a condition is considered necessary to ensure the level of obscurity is sufficient to retain the privacy currently experienced by that occupier and to ensure the window remains obscured in perpetuity.

In relation to the proposed detached garage, this is to be 4m wide x 6.0m in length, slightly larger than the garage considered acceptable by the Planning Inspector.  The garage would measure 3.8m to the ridge and 2.3m to the eaves.  The garage would be rendered with stone quoins to the corners and have a slate roof.  I consider that the increased size of the garage given its siting next to the 1.8m high boundary wall and relationship with the property to be acceptable.  The proposed garage would not cause any amenity issues.

To conclude, the proposed extension, subject to the suggested conditions, and the single garage are considered to be in accordance with local and national planning policies.  I thus recommend the application accordingly.

	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: 20 November 2012














