Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0157

	Development Proposed:
	Proposed two-storey rear extension. Re-submission of 3/2012/0947P at 23 Pendle Street West, Sabden.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No representations have been received. 



	CONSULTATIONS: Additional Representations

	Nearby residents: 1no. Letter has been received from 1no address raising the following concerns;

· The submitted drawing shows the rear elevation of the extension encroaching on to the roof space of our kitchen.

· The rear elevation will have an impact upon the light entering our bathroom window.

· Can we request that all noisy works such as, drilling, hammering and pneumatic drills between Mondays and Fridays does not begin until 0900 to minimise disturbance.

· Please provide details of the construction of the party wall, we do not want damp or water ingress causing damage to our kitchen.

· The plans show no detail of how the two-storey extension will be drained. Of particular interest is the drainage from the pitched roof for the proposed rear elevation. There is the potential for this to run on to our roof and kitchen skylight causing noise irritation and potential water ingress issues.

· The second storey will block light to our rear garden area.



	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 permission is sought for the erection of a two storey extension to the rear of 23 Pendle Street West, Sabden. This application is made following the refusal of planning permission issued under reference 3/2012/0947P dated December 2012.

The previous application for refused as it was considered that the design of the proposed scheme would result in the significant loss of natural light to the adjoining property of No.25 Pendle Street West.

Therefore the scheme under consideration in this application would have to be considered to suitably address the recent reason for refusal in order for it to be considered acceptable.

The development site is located within the Sabden Conservation Area and has been identified as a Building of Townscape Merit. The site also falls on land within the Forest of Bowland AONB.

The proposed development consists of a ground floor extension that would project from the rear of the existing dwelling by 3.7m and measure 4.6m in width. This would be constructed to an eaves height of 2.5m. In addition to this it is proposed to construct a first floor extension over the ground floor element. This would measure 3.4m in width projecting 2.1m from the rear of the existing dwelling. The overall height of the proposed development would be 5.9m. It is proposed that the extensions will be constructed from stone under a slate roof.

Many of the dwellings in the immediate locality have been subjected to some form of extension and alteration, particularly to the rear elevations. The development site and the adjoining dwelling of No.25 are the only properties that have not yet been extended or altered.

The principle of the proposed development is sound. However given the site’s location within the AONB and the Conservation Area any development will be expected to preserve or enhance the character setting and visual amenities of the landscape. Development that fails to achieve this would be considered unacceptable.

Having considered the submitted details I am satisfied that the proposed development would be in keeping with the character and setting and of dwelling. The development would appear as a subservient addition and not appear to be overbearing or over-dominant. 

As outlined above, the previous submission under reference 3/2012/0947P was refused as it was considered that the development would have led to the loss of natural light to No.25 and would therefore be detrimental to the residential amenity of its occupants. In assessing any potential loss of light the 45 degree methodology development by the BRE is applied.

On the previous scheme, when this methodology was applied, it indicated that the development would lead to a significant loss of light to a window, which served the kitchen area of the adjoining dwelling of No.25. Applying this same methodology to the amended scheme it indicates that the development would still lead to the potential loss of natural light to the adjoining dwelling of No.25. However, and perhaps more importantly, the indication on the current scheme is that; any loss of light would not be sufficiently significant to warrant the further refusal of planning permission on those grounds.

As part of the consultation process comments have been received from a nearby resident raising a range of concerns that I have outlined above. In view of these comments the applicants have amended the proposed plans to address the concerns raised. 

The result of these amendments is a slightly narrower first floor extension. This ensures that the sidewall and guttering does not encroach on to the property of No.21. This amendment should address the concerns raised regarding drainage of the first floor element. Another area of concern raised regards the loss of natural light to a bathroom and the rear garden area of the adjoining property. Bathrooms are not considered to be habitable rooms, as such any loss of light to such rooms is not considered to be of significant harm to warrant the refusal of planning permission.

The proposed first floor extension would be set on the roof of the ground floor extension. The rear garden area neighbouring property is located adjacent to the ground floor extension in excess of 1.5m beyond the first floor extension. Therefore I would not expect the first floor extension to have an overbearing presence upon the garden area of No.21. Nor would I expect it to lead to a loss of natural light that would be considered significantly detrimental to the residential amenity of the area.

Comments received regarding the construction of any party walls are civil matters between two individual parties and are not matters that have a material bearing over the determination of this planning application.

Within the amended plans the proposed first floor window opening has also been altered. The original opening proposed had a horizontal emphasis. This has been altered for an opening with a vertical emphasis that would include the provision of a stone cill and lintel. This amended design is considered to be far more in keeping with the character of the existing dwelling and the terrace as a whole. 

A bat survey has been submitted as part of the application. The survey has found no evidence of bat activity on the site and that the proposed works are unlikely to cause disturbance to bats, it does however recommend a range of mitigation measures to be implemented in the event of bats being found. Due to the nature of bats no survey can be 100% conclusive. I therefore recommend the use of an appropriate condition that would ensure that; should bat activity be found on site they would be afforded the correct level of protection. 

As outlined above development within the AONB and Conservation Area is expected to either enhance or preserve the character setting and visual amenities of the designated landscape. If any development fails to achieve this it would be considered to be unacceptable. With this in mind; I am satisfied that the proposed development would be in keeping with the character and setting of the existing dwelling. Whilst the development may not specifically enhance the Conservation Area or the AONB I am satisfied that the character, setting and visual amenities of the Conservation Area and AONB would be preserved. 

Having considered the submitted details I am satisfied that submitted scheme suitably addresses the previous reason for refusal and I see no other 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 consent is granted.


DATE INSPECTED: 20th March 2013














