Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/1026/P

	Development Proposed:
	Demolition of existing porch and rear orangery and construction of new porch and orangery at 12 The Crescent, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency - No observations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Draft Submission)

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.



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

	Planning permission is sought for the demolition and replacement of a porch to the front elevation and a single storey orangery extension to the rear of 12 The Crescent.  The existing dwelling is a semi-detached property finished in render under a hipped roof.

The existing porch to the front elevation measures 1.1m x 2.2m and stands to an overall height of 2.5m.  The proposed replacement would measure 1.4m x 2.4m standing to an overall height of 3.1m.  This would be glazed to a similar level as the porch it replaces.

The second element proposed within this application consists of the demolition and replacement of an orangery to the rear of the dwelling.

The existing structure measures 2.1m x 5.2m and stands to an overall height of 3.1m.  The proposed replacement would measure 3.5m x 5.2m and stand to an overall height of 3.1m.  The rear extension is to be glazed in the rear elevation with a window opening created in the side (northeast elevation).  In addition to this three roof lights are to be inserted into the orangery.

Both proposed structures are to be constructed from render under a brick plinth with the roof being finished with slate.  The proposed materials would match those already used on the existing dwelling.

Whilst the proposed porch and orangery would be larger than the existing structures, this increase is not considered to be excessive.  I am satisfied that the proposals would remain subservient to the existing dwelling.

An important consideration in the determination of this application is the impact the development will have upon the residential amenity of the area.  Given the nature of the development any loss of residential amenity is likely to occur to the adjoining dwelling, this is because the proposed extension to the rear would be sited perpendicular to the adjoining dwelling.  However in this particular instance the adjoining dwelling already has a rear single storey conservatory extension.  At present the neighbouring conservatory projects further from the rear elevation than the existing orangery at no 12.  The proposed replacement orangery at no 12 would end up projecting further than the neighbouring conservatory when constructed.

Whilst the proposed orangery would project further than the neighbouring conservatory I am of the opinion that this would not lead to a significant loss of residential amenity.  I would certainly not anticipate that any loss of residential amenity would be significantly greater than may already be the case.

I therefore see no material objections to the granting of this planning permission and recommend 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: 5 DECEMBER 2012














