Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2007/0358/P

	Development Proposed:
	Two storey extension to include new garage, loft conversion to form new bedroom (with dormer) and conversion of existing garage into habitable room at Lingmell, Beechthorpe Avenue, Waddington.

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No objections to this proposal. 

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	This application details a number of works to a semi detached dwelling within the Conservation Area of Waddington.  The existing single garage would be moved forward with a first floor extension formed above.  Approximate overall dimensions would be 3.24m x 8.5m x 8.1m to the apex of its pitch.  It would be set back from the front building line with the first floor set back even further to break up mass of the elevation.  The roof line is also set down from the original dwelling to reduce its massing.  Having regards to the street scene I do not consider that these works would prove significantly detrimental.  There is a bungalow adjacent to this site and, after careful consideration, I do not believe that the works would lead to a significant loss of light or result in an overbearing/oppressive outlook.  The scheme also details the provision of a dormer window to the rear roofscape and formation of a box window to serve the newly created master bedroom.  To the rear of the property are open fields but given the orientation of the building the windows would look across the bottom section of the rear of a neighbouring garden area. 

Given this, whilst I recognise that there may be a degree of overlooking it is not significant enough in itself to warrant a refusal on this ground alone.

I therefore 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: 8 JUNE 07














