Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2007/0522/P

	Development Proposed:
	New dormers to replace existing velux rooflights and new room over garage at The Coach House, Bowfield Lane, Balderstone

	CONSULTATIONS: Parish/Town Council

	Parish Council -. No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A

Environment Agency – N/A



	CONSULTATIONS: Additional Representations.

	None 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:

	The application relates to one of a small number of dwellings on Bowfield Lane, off Common Lane, Balderstone.  From the planning history it appears to have originally been a bungalow with an attached agricultural building.  The agricultural building was converted to additional living accommodation following planning permission 3/88/0802/P.  There is also a detached double garage.  

There is limited bedroom accommodation, with velux rooflights, in the original bungalow part of the property.  It is proposed to replace these rooflights with two relatively large pitched roofed dormers.  These will look across the property’s own garden and towards a woodland area.  They would therefore have no detrimental effect upon the privacy of any neighbours. 

Although relatively large, I do not consider that the dormers would detract from the appearance the property itself or the streetscene in general.

Permission is also sought for the formation of a room above the detached garage.  This would involve slightly raising its ridge and putting two dormers in the front roof slope.  Again, there would be no effects upon the privacy of neighbours, and I consider the proposal to be acceptable in visual terms.  There are numerous garages with rooms above, of this basic size/design, at many other properties of this type in the Borough.

Matching materials are to be used throughout, but this can be ensured by an appropriate condition.



	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: 6 JUNE 07 














