Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: 

	Application No: 
	3/2008/0335/P

	Development Proposed:
	Erection of a ground floor rear extension, front extension to the garage and a first floor bedroom above existing garage at 3 Gills Croft, Clitheroe, Lancashire, BB7 1LJ.

	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

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G2 – Settlement Strategy

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a two storey, detached house with front and rear dormers within the settlement boundary of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  It is a red brick dwelling with a tile roof.  

Permission is sought to extend the garage, add a single storey extension at the rear of the property and add a first floor extension above the garage.  

In terms of visual impact the scale, size and design of the proposed garage extension is acceptable and would not be detrimental to the streetscene.  In terms of visual impact of the proposed extension above the garage, the plans submitted showed a continuation of the existing roof.  This was considered to be detrimental to the street scene in terms of massing.

Amended plans have been submitted that now show a drop down of approximately 0.5m, in accordance with guidance set out in the SPG “Extensions and Alterations” and will help minimise the impact of the extension on the streetscene.  The extension at the rear will project by 3m and will have a pitched roof.  The rear extension would be subordinate to the main dwelling and is therefore considered to be acceptable.

The extensions proposed can be achieved without significantly detracting from nearby residential amenity.  Overlooking to the rear would be little worse than existing bearing in mind the boundary treatment surrounding the site.  With regards to the design and materials to be used in the construction of the proposed extensions, it is considered that as the materials to be used are to match those of the existing dwelling, it is considered to be acceptable.

Therefore, bearing in mind the above comments, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the adjacent dwelling.  As such, the application is recommended 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 














