Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/CMS

	Application No: 
	3/2007/0018/P

	Development Proposed:
	TWO STOREY EXTENSION AT 12 HAWTHORNE PLACE, CLITHEROE

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A.



	CONSULTATIONS: Nearby Residents

	One letter has been received in which no objections are raised.



	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 a two storey extension to the side of the property, which is an end terraced dwelling.  The maximum dimensions of the proposal are approximately 9.2m (the entire length of the gable end) x 2.9m in width x 5.7m to eaves and 8m to the pitch, i.e. same height as the existing roof.  The style and size of window openings would match the existing building and the proposal would not be set back but is flush with the front elevation.  External materials used would match the existing, i.e. coarsed stone and blue slate roof, repositioned stone quoins and stone heads and window cills.

There is an existing gap of approximately 8m between the application building and number 14 Hawthorne Place (with an access track between the properties) and this would be reduced to a little over 5m.  Whilst the neighbouring property does have a habitable room window in the facing gable end, it is considered that loss of light would not be significant because the extension would be seen against the backdrop of the existing building.  Overlooking may occur between the two properties, however this would be across the access track where there is already a degree of overlooking and such overlooking is common in areas of high density housing, such as this, where there are facing gable ends.  Overlooking to neighbours would not significantly worsen.

In terms of visual impact, the proposal is in-keeping with the existing building and, further, I consider that it is appropriate to continue the existing front building line rather than insisting on a setback, as this continues the terraced pattern of development.  The proposal would be well assimilated into the street scene.

PTO

Given the access track immediately to the side of the extension, the County Surveyor was somewhat concerned that the proposal would obstruct visibility for drivers egressing, however, in view of the fact that there is already a 2m high boundary wall in this location (over which drivers cannot see), the impact on highway safety would be negligible and the County Surveyor would not wish to formally object to the proposal.

I am therefore satisfied with the scheme as submitted and 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED:  11 JANUARY 2007














