Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2007/0447/P

	Development Proposed:
	Double garage to front and two storey extension to rear at Alderleigh, Henthorn Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town 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 H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	This application is two fold.  Firstly a detached garage is shown to the front of the plot.  It would have approximate dimension of 6.4m x 6.4m x 4.6m to the apex of its pitch being constructed of a mixture of brick and render under a blue slate roof.  Its eastern elevation would immediately abut the public footpath with only the roof being visible in the wider street scene above the existing boundary fence.  The driveway to the property is set to the south of the garage with a tree in situ which, whilst not subject of a TPO will need to be taken into consideration in the determination of this application.  The works will be within its branch spread and, indeed, those of a tree to its north east and thus to ensure minimum disturbance to their root systems appropriate conditions must be attached.  Provided this is carried out then I do not believe that this element would have an unduly detrimental impact on the existing street scene.

The second element is the removal of single storey outbuildings to the rear of the dwelling and replacement with a two storey extension some 7m x 3.3m x 8.1m in height.  The profile of the works match those of the existing dwelling, ie no set down or set back and would be constructed of render under a blue slate roof.  There is also a proposed sun room on the eastern elevation of the house measuring approximately 3m x 7.8m x 4m in height having a render plinth with glazing above under a lean-to slate roof.  In terms of potential impact on nearby residential amenity, there is a dwelling set to the rear which, whilst facing onto Alderford Close has its rear garden running in a north east / south west direction across the back of the application site.  That garden is already overlooked by the existing first floor bedroom window that is set approximately 12m away from the boundary.  These plans show a 3.3m projection with bathroom window on the line of the former bedroom window which, if obscure glazed, would I believe protect amenities.  The plans also denote a window to a bedroom but given the distances involved I do not consider that the potential for overlooking would be significant enough to warrant an unfavourable recommendation.

As stated previously the design does not accord with the guidance in the SPG in that a set down/set back but in this particular instance I consider the two storey profile put forward acceptable.  

Turning to the sun room, this is single storey in nature with a high boundary screen to the neighbouring property to the side.  I do not consider their amenities would be significantly affected by this part of the proposal.

Therefore having carefully considered all of the above 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.
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