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	Date Inspected:
	19/7/16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conservatory to rear of property

	Site Address/Location:
	3 Eastgate, Ribchester

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

· Policy DMG1: General Considerations

· Policy DMH5: Residential and Curtilage Extensions 



	Relevant Planning History:

3/1989/0329:
Bedroom, Bathroom And Kitchen Extensions And Alterations



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property relates to a semi-detached dwelling located on the south side of Eastgate within the settlement of Ribchester. The application site is not within, but adjacent to the Ribchester Conservation Area. 

The immediate area has some individual plots, but the south side of the road where the application property is sited is characterised by semi-detached properties. The property has had an extension in the form of a two storey rear extension, which makes the rear of the property project further rearward by 3.9m than the adjoining property of 1 and neighbouring property of 5 Eastgate.
The property is currently faced with white render, and brown UPVC windows and doors. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a conservatory at the rear of the application property. The conservatory will be located to the east of the south elevation and will not exceed the existing width of the current dining room. Furthermore, the siting of the development will be bordering the boundary with 1 Eastgate.  The proposal will be mainly white PVC glazed, with face brick walling to match the existing materials. The proposal will be a hipped glazed roof.  There will also be doors on the western side of the proposal which will open onto the existing patio area. 

	Impact Upon Residential Amenity:

In terms of the impact of the proposed development on the amenities of neighbouring occupants, the proposals would not result in any direct overlooking into neighbouring properties of 1 and 5 Eastgate, as both neighbouring properties are set back from the rear of 3 Eastgate and would therefore be screened from the proposal.  Furthermore, it is a single storey proposal and as such is unlikely to lead to over shadowing or loss of light.  The proposal borders the boundary of 1 Eastgate, but I consider the impact to be negligible, as there is already a rear extension at the application property that abuts the neighbouring boundary and do not consider this proposal to cause any additional harm. However, as the east elevation of the proposed conservatory will be glazed, a condition will be attached to an approval to stipulate that the windows shall be non-opening, in order to protect the residential amenity of 1 Eastgate. 
There would also be over 14 metres from the rear neighbouring boundary and consider this significant distance so not to affect the residential amenity space of rear facing properties.  I am satisfied that there is no significant harm to the residential amenity of the aforementioned neighbouring properties.

	Visual Amenity/External Appearance:

The proposed extension would be located to the rear of the application dwelling and therefore would not be visually prominent in the street scene. The proposal is of a modest size and as such would cause no significant harm to the existing building or visual amenity of the area. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not result in any significant harm to the character and appearance of the existing dwelling or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.


	RECOMMENDATION:
	That planning consent be granted.


