Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0570

	Development Proposed:
	Proposed remodelling of first floor bedroom, additional bedroom over garage, new roof pitch and replacement windows at Chamonix, Osbaldeston Lane, Osbaldestion.

	CONSULTATIONS: Parish/Town Council

	Parish Council: No representations have been received.



	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 H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.

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

	Planning permission is sought for the erection of a first floor side extension over an existing garage and other alterations at Chamonix, a detached dwelling which fronts Osbaldeston Lane.

The proposed first floor side extension is to measure 5.6m x 9.5m and be built over an existing roof terrace area. The overall height of the development is to be 7.3m, which is the same as the existing ridge height. The existing dwelling is a dormer type bungalow structure; at present a flat roof dormer exists to the front elevation of the dwelling. This is to be replaced by 3.no peaked dormers. The central one is to measure 2.5m x 3.3m x 4.5m. Two smaller dormers are to be sited either side of this measuring approximately 2.2m x 2m x 2.5m.

The other alterations proposed consist of the deletion of the dormer window to the rear elevation. This will be achieved by lifting the eaves height of the building on the rear of the dwelling. The proposed development is to be constructed from brick, with a render finish under a concrete tile roof. The existing glazing is finished with white UPVC it is proposed that these would be changed to Oak finished double glazing.

The amounts of openings, particularly to the rear are to remain broadly the same as existing. The key change to the rear is in the proposed extension, where a Juliette balcony is proposed.

The key considerations in the determination of this application are; the impact of the proposed development upon the character, setting and appearance of the existing dwelling. The impact upon the surrounding built environment and the impact, if any, upon the residential amenity of the area.

The proposed development will inevitably change the character of the dwelling. At present the dwelling is a dormer bungalow type structure. The proposed development will introduce a dual pitched extension to the side and result in the loss of the dormers to the rear elevation. The proposed roof form would differ from that of the existing dwelling however I do not believe it would appear incongruous. The variation to some extent may aide in reducing any apparent large expanse of roof, that may have occurred had the existing roof profile been continued.

It should be noted that whilst the alterations are extensive the overall footprint of the dwelling will not increase beyond the extent to which it stands at the moment. The amount of amenity space around the dwelling to the front, side and rear will remain unchanged. The dwelling is currently shown on plan as a five-bed property with one bedroom being located at ground floor. The proposed alterations will actually result in a reduction of the number of bedrooms from five to four, so it may be argued the potential use of the dwelling would not be as intensive as a result of this.

With regard to the impact the development will have upon the character and setting of the built environment and the streetscene. The proposals will change the character of the dwelling. The determination that has to taken in this case is whether this change in character is harmful and as such so significant as to warrant the refusal of planning consent. 

The existing dwelling is set approximately 10m back from the highway; the proposed development would see this distance maintained. The immediate area of Osbaldeston Lane is characterised by a variation of property types, there is no one predominant style or form. There are dormer bungalow type properties such as the application site, true bungalows, a short run of terraced cottages and larger detached properties which stand within large plots. As such I do not believe the proposed development would result in any particular pronounced loss of character, this is by virtue of the varying different types of property. The variation in architectural style and form has meant that no one predominant house type has become prevalent. I therefore feel that the resulting change in the character of the property, whilst significant would not appear incongruous or harmful.

Having regard to the residential amenity of the area. The amount and positioning of window openings will remain broadly the same. Existing separation distances are to be maintained between existing properties. I do not anticipate that the proposed development would lead to a significant loss of natural light to neighbouring properties. The proposed development would introduce a Juliette balcony to the rear elevation, The existing boundary treatments will to some extent prevent any direct views of overlooking into neighbouring gardens. Notwithstanding this the presence of a Juliette balcony would not be materially dissimilar in terms of its overall impact than a standard window opening would have been. I am therefore satisfied that the proposed development would not have a detrimental impact upon the residential amenity of the area, certainly not to such an extent that would warrant the refusal of planning consent on such grounds.

Therefore, to conclude; the proposed extensions and alterations to the existing dwelling are extensive. However I do not believe that they would represent development that would be significantly damaging or harmful to the built environment, nor would it consist of development that would be detrimental to the residential amenity of the area. I therefore see no material objections to the granting of this planning consent. I therefore recommend 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.



	RECOMMENDATION: That conditional planning consent is granted. 


DATE INSPECTED: 9th July 2013














