Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2005/0219/P

	Development Proposed:
	TWO STOREY EXTENSION (RESUBMISSION) AT GHYLLS HOUSE, KNOTTS LANE, TOSSIDE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission was refused under planning reference 3/2005/0068/P for a two storey extension of more substantial proportions than this latest proposal.  This proposal is more akin to planning approval 3/00/0443/P (for a granny annex) forming a catslide roof with the main roof of the dwelling – projecting forward of the main frontage by 4m.  The overall maximum dimensions of the proposed extension are therefore 10.4m x 6m x 7m to the apex of the roof which amounts to less than a 33% increase in floor area on the original dwelling.

I am of the opinion that this resubmission overcomes the objections to the previous scheme in that the proposed extension is subservient to the original house and less intrusive in the landscape.  The design is similar to the 2000 approval, albeit to slightly larger proportions.  The orientation of neighbouring dwellings in relation to the application site and the screening between them is such that the impact on residential amenity would be minimal.

I consider that the proposal complies with the relevant planning policies, in particular ENV1, and 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 permission be granted.


DATE INSPECTED: 22 MARCH 2005














