Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2008/0334/P

	Development Proposed:
	Proposed demolition of existing lean-to shed. Construction of a replacement two storey side extension to provide improved living and bedroom space, and single storey rear garden room at 38 Riverlea Gardens, Clitheroe, Lancashire, BB7 1QQ.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – 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:

	The application relates to a detached property on the Riverlea Gardens development within the main settlement boundary of Clitheroe, as defined by the Districtwide Local Plan adopted June 1996).  Planning permission is sought for a double storey side extension and a rear single storey extension.

Approximate dimensions of the two-storey side extension are 9.6m x 2.5m x 6.6m to the ridge.  The roof is to be set down from the ridge by 0.2 meters and the first floor of the double storey side extension is to be set back from the front of the property by approximately 1.9 meters.  At ground floor this extension will provide an extended dining area, utility room and additional family room and at first floor the extension will provide a third bedroom, nursery and children’s bathroom.  The extension has been designed to match the existing property and although the extension is being built up to the boundary the distance between the application site and No.36 will match the distance between the application site and No. 40, therefore the addition of the double storey extension would not be unduly prominent and out of character with the existing streetscene.  With reference to the impact on the neighbours, the gable end will be blank therefore there will be no overlooking caused.  Considering the rear of the property backs onto the rear of the properties on Brook Street the impact of the double storey extension on the views in and out of Riverlea Gardens will be very localised.  I therefore consider this part of the scheme to be acceptable.

With reference to the proposed single storey extension, approximate dimensions will be 3m x 5.3m x 3.8m to the pitch.  The wall adjacent to No. 36 will be set in from the boundary to accommodate the guttering associated with the garden room and the elevation will be blank, therefore there are no neighbouring issues in this direction.  The garden is enclosed by palisade fence approximately 1.8 metres high.  Bearing in mind the boundary treatment there would be no neighbouring issues towards No. 40.

Therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.


DATE INSPECTED: 13/05/2008

















