Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2007/0020/P

	Development Proposed:
	Single Storey Extension to Kitchen and Two Storey Extension to Side (Re-submission) at Station House, Mill lane, Gisburn for Shaun Emmett

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A


	CONSULTATIONS: Nearby Residents

	No letters of objection have been received for this proposal.



	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 application relates to a detached property just within the settlement boundary of Gisburn, as defined by the Ribble Valley Districtwide Local Plan. It is a resubmission of a previously refused application, however there have been significant alterations to the proposal.

The applicant seeks permission for a single storey extension to form a dining room and a two storey side extension to form a new kitchen and utility area at ground floor level, and a new master bedroom with dressing room and en-suite above. The single storey extension is proposed to project 3m forward of the existing lounge, with a sloping roof and will be 5.9m long, however it does not project forward of the existing building line. This has not altered from the original application and is still considered to be acceptable.

The two storey extension is proposed to be situated on the side and rear of the house. Originally this was proposed to be an ‘L’ shape however due to its scale, massing and size, this was the reason the previous application was refused. The proposal as submitted shows a two storey extension projecting approx. 4.6m from the side elevation, and then projecting to the rear of the dwelling approx. 4m. The roof of the two storey element will follow the roofline of the existing house, with the proposed two storey rear element showing a pitched element at a right angle, which will hip into the original roof with a gable end facing south. Whilst the proposed extension is still large, it is of a significantly more simple design and now blends in more easily with the original dwelling. There are no significantly close neighbours and therefore there will be minimal neighbouring impacts from the proposals.

As such, the application is recommended 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: 23/01/2007














