Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0548

	Development Proposed:
	Proposed two-storey extension and single storey extensions at Glenlivet, Straits Lane, Read BB12 7PE

	CONSULTATIONS: Parish/Town Council

	No Objection



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No Response



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DMH5 – Residential & Curtilage Extensions.



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

	Consent is sought for the erection of a rear two-storey extension and single storey side extension with new dropped kerb and parking area to the front of Glenlivet, Straits Lane, Read.

The application property is a two-storey semi detached dwelling fronting Straits Lane, Read.  The property is bounded to the west (rear) and south (side) by St. Johns C of E Primary School.  

The property is of a mix of brick and roughcast facing materials with a large associated curtilage to the front and side and has previously benefited from a single storey rear extension to match that of the neighbouring property to the north.

The Proposal seeks to extend sideward (south elevations) at single storey by approximately 3500mm being set back from the front building line by approximately 4000mm. The proposal also seeks consent to extend rearward at ground and first floor level by approximately 3950mm with the projection reducing to 3400mm along the neighbouring boundary.  

The two-storey extension is also set in from the side elevation by approximately 300mm to ensure there is a clear visual demarcation between the extension and the existing building ensuring a sensitive roof interface.

In assessing the proposed extensions/alterations I am mindful of the potential impact upon residential amenities, the appearance of the proposed extensions in relation to the existing dwelling and the potential for the proposed extensions to “visually Imbalance” a pair of semi-detached dwelling.  

I consider the single storey side-extension element of the proposal to be acceptable given the adequate setback from the front elevation which aids in ensuring this element of the proposal remains subservient to the parent property.  Furthermore I have no concerns regarding any potential negative impact upon residential amenities as a result of the single storey side extension given its orientation in relation to neighbouring properties.

In considering the two-storey rear extension I am mindful that there may be the potential for an over-dominant relationship or negative impact upon residential amenities to the current or future occupiers of the neighbouring property to the north.  

The neighbouring property benefits from a single storey extension to the rear located along the boundary with the application property, it is proposed that the first floor extension will match this in terms of rearward projection I therefore do not consider that there will be any loss of light to ground floor habitable rooms as a result.  Furthermore, given the window at first floor located closest to the proposed first floor extension is an obscure glazed bathroom window, I do not consider that there will be a significant loss of light or detrimental impact upon the neighbouring property given the extension does not directly affect a habitable room in this respect.

The applicant also seek to create additional off-street parking to the front of the property within the residential curtilage to accommodate 2 motor vehicles, little detail has been provided in relation to the proposed parking areas and given the differing levels between the highway and that of the front-garden area further details/information will be required through planning condition.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on immediate or wider context

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 19/07/2013














