Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0112/P

	Development Proposed:
	Proposed Two Storey Rear Extension, New Rooflights, Off-Street Parking and general Refurbishment to Cottage at 68 Knowsley Road, Wilpshire

	CONSULTATIONS: Parish/Town Council

	Parish /Town Council - No objections to this proposal. 



	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:

	The application relates to a stone built, end terraced property located within the residential settlement of Wilpshire as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The applicant intends to add a two storey extension to the rear of the dwelling, which will incorporate a dining room extension to the kitchen at ground floor level, and create an additional bedroom at first floor level. The applicant also intends to convert the existing store at ground floor level into an extended lounge area.
The first issue is relating to the possible affect the proposed two-storey rear extension may have on the residential amenity of the adjoining neighbours. As mentioned previously, the proposal intends to erect a two storey extension to the rear of the dwelling. Within the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties, or which seriously overshadows a neighbours garden is likely to be refused.’ Following a visit to the site, it was noted that the nearest windows in the adjoining dwelling were over 3 metres away from the proposed extension, and as such, using the methodology produced by the Building research Establishment, it is my opinion that due to the angle of the roofline and the distance from the windows, it is considered that the proposal will cause no loss of light to the adjacent dwelling, and as such will not be of significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwelling.

The second issue raised is with regards to the potential overlooking the extension may create. There is plot of land to the rear of the existing dwelling, which appears to be in the ownership of no. 70 Knowsley Road, and on viewing the site is already overlooked by the existing windows to the rear of the dwelling. As such, it is considered that this additional extension will have no additional affect on the residential amenity of these neighbours either.

Therefore considering the above points, it is recommended that this application be granted conditionally.



	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: 27/02/06














