Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0128

	Development Proposed:
	Proposed extensions to the side and rear of the property including demolition of conservatory at Glenburn, Sawley.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy ENV1 – AONB.

Policy ENV16 – Conservation Areas.

Policy H10 – Residential Extensions

SPG – Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions



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

	Planning consent is sought for the erection of single storey extensions to the side and rear of the existing dwelling and the demolition of an existing conservatory at Glenburn, Sawley. The development site is located within the Forest of Bowland AONB and the Sawley Conservation Area.

The proposed development consists of the demolition of an existing conservatory that measures 2.2m x 3.4m, to be replaced with a single storey rear extension and a single storey side extension.

The proposed rear extension is to measure 4m x 3.9m and be located over the footprint of the old conservatory. This is to be constructed from materials to match the existing dwelling under a dual pitched roof. This extension is to stand to an overall height of 4.5m.

The proposed side extension is to be sited on the south elevation of the existing dwelling and measure 3.3m x 12.1m. This is to be constructed from materials to match the existing dwelling under dual pitched roof. This extension will be to the same ridge height as the existing property with a cross wing projection to the front being constructed to a height of 4.6m.

The key considerations in the determination of this application are the impact development may have upon the character and setting of the existing dwelling, the Conservation Area and the Forest of Bowland AONB and the impact the development may have upon the residential amenity of the area.

The existing dwelling is a detached bungalow that is sited approximately 10m back from Sawley Road. The existing dwelling, whilst located within a designated Conservation Area is relatively modern in its design and construction; it is of no particular historic significance or merit. The existing boundary treatments consist of a mixture of mature trees, shrubs and planting.

The proposed rear extension would be larger than the conservatory it replaces. However this enlargement will not significantly alter the character and setting of the original dwelling. Nor will it have a detrimental impact upon the residential amenity of the area. The plans indicate that a proposed new window opening within the North elevation will be obscured glazed. This will ensure that the residential amenity of the area is safeguarded.

Given the location of the proposed rear extension I am satisfied that this element will not have a detrimental impact upon the character, setting or visual amenities of the Conservation Area or the Forest of Bowland AONB. 

The proposed side extension is in comparison for more substantial. This will extend the full width of the existing dwelling, with part of the proposed structure being constructed to the same height as the existing ridge height of the dwelling. 

There is the potential for this element to have a greater impact upon the character, setting and visual amenities of the AONB and Conservation Area by virtue of the development being located in a far more prominent position. However having considered the submitted details I am satisfied that the proposed development would be in keeping with the character and setting of the existing dwelling. In addition to this the overall impact of the extension is mitigated to an extent, as the dwelling is not an overtly prominent feature of the streetscene. 

Development proposals within the AONB and designated Conservation Areas has to either preserve or enhance the character, setting and visual amenities of the designated landscapes. Development that does not achieve this will be considered unacceptable. As discussed above the existing dwelling is of no particular historic significance or merit. Therefore it is highly unlikely that development would ever have enhanced the AONB or Conservation Area. However I am satisfied that the existing character and setting of the AONB and Conservation Area would be preserved. This is by virtue of the design and scale of the proposed development in relation to the existing dwelling.

With regard to the residential amenity of the area. The proposed side extension would extend the dwelling closer to a neighbouring terrace of properties to the south in Cowper Place. New side windows are proposed within the side extension however it is proposed that these will be obscure glazed. Whilst the development would result in the dwelling being closer to the dwellings in Cowper Place than at present, I do expect this to give rise to conditions that would be detrimental to the residential amenity of the area. This is by virtue of the existing boundary treatments of the site and the intervening vehicle access between the two points. This will ensure that the development would not have an overbearing impact upon the neighbouring dwellings. 

The applicants have submitted a bat survey as part of the application. This survey has found no evidence of roosting bats at the development site. It has therefore concluded that the development is unlikely to cause disturbance to a bat population. Notwithstanding this, a bat survey cannot be 100% conclusive because of the nature of bats. I therefore propose the use of an appropriate condition that will ensure the correct level of protection is afforded to any bats which may be found during construction. 

In view of the above comments and having considered the submitted details; I see no material objections to the granting of this permission. I therefore recommend accordingly. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning approval is granted.


DATE INSPECTED: 21st February 2013














