Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/CMS

	Application No: 
	3/2013/0167/P

	Development Proposed:
	Single storey rear extension at 5 Oakway, Longridge, PR3 2HD

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy 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 semi-detached property on The Oakway Estate in Longridge.  Permission is sought to erect a hipped roof rear single storey extension which would project from the rear elevation of the property by 4.125m and have a width of 4.368m.  The extension would measure 2.1m to eaves level and have an overall height of 3.2m and would be built in materials to match the existing property i.e. would have facing red brick and rendered walls with a tiled roof.  A set of bi-folding doors is proposed in the rear elevation with two roof lights in the hipped roof also on the rear elevation.  A set of high level windows are proposed on the elevation nearest to the adjoining neighbour with the other side elevation remaining blank.

Visually the proposed extension would appear a subordinate addition that would be in keeping with the materials and design of the existing property and I thus consider the proposal to be an acceptable addition.

With regard to residential amenity, my main concern relates to the neighbour in the adjoining property, no 7 Oakway, and the impact this extension would have on their amenity, including loss of light.  The agent was thus asked to provide plans which detailed the position of the windows on the neighbouring property so the Council could carry out the BRE test to accurately determine the amount of light loss.  It is apparent that the nearest window to the proposed extension of the neighbours serves the kitchen area however it is not clear whether this is a kitchen dining area.  Notwithstanding this, the plans clearly show that the proposal complies with the BRE test shown in paragraph 6.2.4 of the Council’s SPG on extensions and alterations to dwellings and the extension would therefore not result in a significant loss of light to this window and thus the proposal complies with Council policies.

With regard to the high level windows proposed in the side elevation closest to the adjoining neighbour, I am satisfied that provided these are obscure glazed no overlooking will occur and this will thus be conditioned accordingly.  Due to the boundary treatments at the rear and due to the extension being single storey I do not consider there would be any significant overlooking of neighbouring dwelling.

Taking the above into consideration I thus recommend that conditional planning permission be granted. 

	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: 26 MARCH 2013














