Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/1035/P

	Development Proposed:
	Extension consisting of a sunroom/conservatory at second floor level to be accessed from the existing living accommodation at 4 Chapel Close, Low Moor, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from the owner/occupier of a property to the rear of the application site on lower ground on Riverside, who objects to the application on the following grounds:

1.
Adverse effect upon the privacy of his kitchen and garden.

2.
The proposed structure is excessively high and intrusive.

3.
Other properties in Riverside will have the privacy to their lounges and bedrooms adversely affected.

4.
The proposal is not in keeping with the surrounding area and will not enhance the area either, due to the extension being darker than the existing and the pillars being “a complete eyesore”.

5.
If this extension was at ground floor level there would be no objection but at this height a strong objection must be made.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.

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

	The application relates to a relatively large dwelling that is the last property at the northern end of Chapel Close in Low Moor.  It is on a steeply sloping site such that the dwellings on Riverside to the rear of the site are on much lower ground.  Planning permission has been granted (and development works are presently being carried out) for housing development on the land to the north of the application site.

Due to its location on sloping ground, this is a dwelling that has two main floors of living accommodation plus a basement.  The living accommodation is on the upper floor with the bedrooms on the lower floor.  In a supporting statement submitted with the application, the applicant states that he and his wife are looking in the future when their mobility might be reduced.  He says that, due to the sloping nature of the site, the outdoor patio at the rear is effectively two storeys below their living accommodation which makes access to outside areas difficult with the likelihood of it becoming more difficult in the future.

This application therefore seeks permission for the construction of a conservatory/sunroom/outdoor patio area accessible from the upper floor living accommodation.  The structure would be attached to the northern side elevation of the building.  Due to the sloping nature of the site the building with outside patio area would be constructed on steel columns that would be given a brick external finish to match the existing dwelling.

The application was the subject of a pre-application enquiry.  The matters that were considered in the Council’s response to that enquiry relate to the effects of the proposal upon visual amenity and upon the privacy and general residential amenities of existing neighbouring residents and also the future occupiers of the approved dwellings to the north of the site.

With regards to the first consideration, it was concluded that, through the use of matching and sympathetic external materials, and due to its scale and design in relation to the existing dwelling, the proposed extension was acceptable in visual amenity terms.  The proposal was also assessed in terms of the long-distance views from across the river, and whilst visible, it was not considered that the proposal would result in an overly negative impact on visual amenity.

It was stated in the pre-application enquiry response that, the impact of the proposal on the existing dwellings in Riverside would be acceptable as these properties are located at an acceptable distance and at a lower level.  It was also stated in the response to the pre-application enquiry that the effects of the proposal upon the nearest property to be built at Low Moor Gardens would also be acceptable as there would be a distance in excess of 20m between the proposed extension and the side elevation of the closest proposed new property.

A letter has, as stated above, been received from the owner of one of the dwellings on lower ground at the rear of the site in Riverside who objects on the grounds of loss of privacy and harm to visual amenity. That property, however, is not directly behind the position of the proposed extension, but it is off-set to the side, such that any overlooking would be at an angle rather than direct. There is also a separation distance between the neighbour’s dwelling and the extension of approximately 37m. I do not therefore consider that the proposed development would have any significant effects upon the privacy of this nearby resident. Although the extension is unusual due to the steeply sloping nature of the site, I concur with the opinion expressed at pre-application advice stage, that it is of an appropriate scale, design and external materials for the property and the locality. I do not therefore consider there to be a ‘visual amenity’ reason for refusal of the application.

Overall, therefore, and in common with the pre-application advice, I can see no objections to this application.



	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: 9 JANUARY 2013














