Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0437/P

	Development Proposed:
	Side and rear single storey extensions at RHO-HAR, Higher Common Lane, Blackburn, Lancashire, BB2 7LR.



	CONSULTATIONS: Parish/Town Council

	Balderstone Parish Council  - No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – The proposal will provide a garage and retain a facility to park on the remaining drive consequently the proposal has no highway implications and I would raise no objection to the proposal.

RVBC Engineers – A condition relating to the submission of a desk study relating to the risks of on-site contamination is requested.



	CONSULTATIONS: Additional representations

	Two letters have been received and the following points of objection have been raised,

1. Loss of light to neighbouring property (specifically the bedroom and bathroom windows on the side of Causeway).

 

	RELEVANT POLICIES:

	NPPF.

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.

Wildlife and Countryside Act 1981.



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

	Planning permission is sought for a number of extensions to the property known as Rho-Har, Higher Commons Lane, Balderstone.  The scheme proposes a single storey side and rear extension to the existing property that projects slightly forward from the existing porch, but back from the main front elevation, in order to create a garage/store/utility area, with a garden room/orangery room within the rear extension.  The garage element is accessed through the porch (only) whilst the garden room is accessed through the lounge.

As the detached property is set within a relatively large plot off Higher Commons Lane, due to the location of the building within the plot and the design of the alterations, the proposal is considered to have no detrimental visual impact on the streetscene.

With regards to the schemes impact upon the residential amenity of the nearest neighbouring property, the scale and massing of the extensions and alterations are not considered out of keeping with the main dwelling as they are linked into the existing ridge of the property and maintain the same eaves height.  The extensions are proposed to the south east and south west facing elevations of the property, and will be constructed within 300mm of the existing boundary fencing.  Whilst this will impact to some extent the level of natural light allowed to the windows in the side and rear elevations of Causeway (a bathroom and bedroom), due to the orientation of the existing dwelling to the north east of the nearest property, this will only occur in the early part of the day and it is unlikely that the impact would extend beyond noon.  The extension may also have some impact upon the amount of natural sunlight entering the garden of the adjacent property, however this will be limited to early morning at worst.  The scheme has been assessed using the BRE Methodology and is considered to be in accordance, as such the impact is considered to be acceptable on the basis that approval of this proposal would not allow conditions to the significant detriment of the amenity of the occupiers of the adjacent dwelling.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended 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 or have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 30/05/2013














