Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0248/P

	Development Proposed:
	Demolish existing garage and build two storey extension (dormer window) and add two dormer windows to existing roof at 1 Moor Edge, Whalley, BB7 9RZ.



	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council - No observations.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	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:

	The application relates to a detached bungalow outside the actual settlement boundary of Whalley, as defined by the Ribble Valley Districtwide Local Plan, but within the built up residential area of Nethertown, near the Calderstones development. The proposal seeks to demolish an existing single storey garage and erect a two-storey side extension in its place. The proposal also seeks permission for the insertion of three dormer windows on the front elevation of the property.

The two-storey extension projects no further to the side of the existing dwelling than the site of the garage that will be demolished, and given the extension will blend in with the existing dwelling, it is considered to comply with the relevant Policies.

The streetscene at present includes a mixture of properties with and without dormer windows on the front elevation. As such, the insertion of front dormer windows at this property will have little if no impact on the streetscene. The Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ also states that ‘It is important that dormer windows compliment the character of the original building, and as such the main roof should remain the dominant feature with dormers set into it.” As such it is considered that by virtue of:
· the dormers being three separate windows spread out over the roofscape and therefore minimising the visual impact of the extension,
· the proposed materials to be used, and

· that there are no neighbour implications,
the proposal is considered to cause no detrimental impact on the character of the dwelling or on the street scene on which the dwelling is sited.

Therefore considering the above points, it is recommended that this application be granted conditionally.



	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: 08/05/2008














