Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/CMS

	Application No: 
	3/2005/0862/P

	Development Proposed:
	EXTENSION TO SIDE OF PROPERTY TO PROVIDE DOUBLE GARAGE, UTILITY ROOM, WITH EN-SUITE BEDROOM OVER AT 17 CARLETON AVENUE, SIMONSTONE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	Planning permission is sought for the demolition of the existing flat roofed garage and the erection of a two-storey side extension, providing a new double garage and utility room at ground floor level with an en-suite bedroom above.  The property is a detached dwelling with neighbouring properties on either side and opposite with fields at the rear.  The maximum dimensions of the proposal are 5.5m x 8.75m x 4.3m to eaves and 7.1m to the pitch.  The roof design is such that a gable end will face onto the road and therefore the roof of the extension would run at a right angle to the original roof of the dwelling.  Thus, whilst the new roof of the extension would contrast with the original roof, I do not believe that the extension would be out of keeping, as there are a wide variety of house types in the area with no uniform street scene.  The neighbouring property on the extension side, no. 19 Carleton Avenue, has no habitable room windows in its side elevation facing the proposal, and would not therefore be overlooked.  A pitched roof is proposed over the flat roofed porch to the front elevation, which is a very insignificant development.

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 an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27 OCTOBER 2005














