Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/EL

	Application No: 
	3/2006/0616/P

	Development Proposed:
	Two storey side extension at 33 Riverlea Gardens, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	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:

	This planning application details an extension to the side of the property to provide an extended lounge and kitchen with an extended bedroom and en-suite at first floor level.  Only the front section of the proposed extension is two storey as the rear section is single storey with a long catslide type roof linking the two.  The maximum dimensions of the proposal are approximately 7.5m x 1.75m x 6.2m to the pitch.  

Due to the small gap between the application property and No. 31 Riverlea Gardens, the proposal has been sensitively designed to have a minimal impact on residential and visual amenity.  The proposal is set back approximately 600mm from the front building line and set 1.4m below the original ridge line.  It extends only 1.75m to the side leaving a gap of some 800mm between the two properties.  No. 31 Riverlea Gardens has a living room window in the side elevation and a bathroom window at first floor level both of which will suffer some loss of light but the living room is served by another window to the front elevation and the bathroom is a non-habitable room.  I therefore consider loss of amenity to the neighbour would be minimal.  The height of the extension has been kept to a minimum at the rear to minimise the impact on the neighbour’s kitchen and rear garden.  The proposal complies with the BRE 45o rule on loss of light.  In visual terms, the proposal has been set back and down, which will minimise any terracing effects with next door property and the proposal is clearly subservient to the original building.

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: 10 August 2006














