Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2008/0101/P

	Development Proposed:
	Two storey side extension providing playroom, utility and cloaks and master bedroom with en-suite and 6 Bentlea Road, Gisburn

	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 H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	This application details a two storey extension to the eastern gable of a semi detached dwelling within Gisburn.  There is presently a single storey flat roof utility in situ which is to be replaced by a structure having approximate dimensions of 4.3m x 6.3m x 7.3 to the apex of its pitch.  It will be constructed of rough cast render under a tiled roof and have a minimum front set back of approximately 275mm and very minimal set down from ridge 100mm.  The plans also denote the provision of a rear first floor balcony with a projection of 800mm from the rear building line.  In terms of street scene I am mindful that the extent of set back/set down is at slight variance with advocated within the SPG.  However, in this particular instance I do not believe that there would be significant detriment caused.  The neighbouring property is single storey in nature and this does break up the stret scene.  Therefore, on visual grounds, I am satisfied with the scheme and do not consider it would be to the visual detriment of the area.  

Turning to potential impact on neighbouring amenity, I am mindful of the balcony proposed to the rear but on balance do not consider this to cause any significantly greater effect of overlooking than that experienced already from rear first floor windows so as to warrant an unfavourable recommendation on that ground alone.  The neighbouring property has a window in its gable but this is obscure glazed and again on balance I do not consider they would be significantly affected by the proposed works.  With regard to the dwellings opposite there is a distance of approximately 21m between the works and this is in accordance with the SPG for minimum privacy distance between first floor facing habitable room windows.  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: 27 MARCH 2008














