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	Date Inspected:
	10/11/2017
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	New first floor extension over existing ground floor lounge. New first floor extension to rear. New garage loft conversion.

	Site Address/Location:
	Brooklyne Preston Road Ribchester PR3 3YA

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received with regards to the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	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 DMG2 – Strategic Considerations
National Planning Policy Framework (NPPF)

	Relevant Planning History:

96/0320- Conservatory (APPROVED)

88/0541- Proposed first floor and garage extension (APPROVED)

86/0520- Proposed double garage (APPROVED)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The semi-detached house is located to the north west of Ribchester outside, the property lies approximately 0.8km from Longridge and 2.7km from Ribchester village proper. The property lies within a small hamlet near the old Ribchester hospital, the surrounding area is made up of a row of cottages on the opposite side of the highway and semi-detached properties similar in visual appearance to the applicant property.

	Proposed Development for which consent is sought:

The proposal seeks a garage loft conversion too allow space for a home office, including the installation of two dormer windows measuring approximately 2.5m above the plane of the main roof, have a width of approximately 2.5m and a depth of approximately 3m, raising of the roof height by approximately 1.5m and the addition of windows on the front (south west) and rear (north east) elevations.
The proposal also seeks to add a first storey to the existing extension on the south east (side) elevation, the proposal will be set back from the front elevation and will measure approximately 7m by 4m, 8m to the ridge and 6m to the eaves. In addition the proposal seeks permission for a single storey ground floor measuring approximately 3.5m by 2m and first floor extension across the rear (north east) elevation of the property measuring approximately 6m by 2m leading to an approximate ridge height of 7.5m and an eaves height of 5.5m. 

	Impact Upon Residential Amenity:

 The proposed extensions and garage loft conversions will not have a significant impact on the residential amenity of the area. The application property lies 20m from the neighbouring property Clare Cottage and as such should have no substantial impact on the residential amenity of this neighbour. The dormer window proposed on the south east side of the garage will face the property Clare Cottage however there will be no significant negative impact on the residential amenity as this dormer will face a blank gable.
 The neighbour Beech Croft will not be significantly affected by the proposal even though the proposed extension extends along the boundary of the neighbour, the extension has no window planned for the north west (side) elevation, and so does not raise any concerns with regards to privacy or overlooking.

	Visual Amenity/External Appearance:

The proposed first floor extension to the side (south east) will be set back from the front facing elevation and set down from the ridge of the original dwelling ensuring the proposal remains subservient to the application property. The rear extensions are also set down from the ridge ensuring there subservient appearance in comparison to the main dwelling. The proposed development will be faced with matching materials to the original dwelling and as such there will be no significant harm to the visual amenity or character of the area.

	Observations/Consideration of Matters Raised/Conclusion:

The proposed development has no significant negative impact on either the residential or visual amenity and as such I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


