Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0359/P

	Development Proposed:
	Proposed two storey gable ended extension to the side of the dwelling to provide additional kitchen space, formal dining room and master bedroom above with materials to match the existing building at 39 River Lea Gardens, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town 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:

	The application relates to a two storey semi detached property at the end of the cul de sac of River Lea Gardens.  Its rear elevation faces Waterloo Road, and, due to its angled position on the plot, its side elevation is also clearly visible from Waterloo Road.  Adjoining the northern side boundary of the site is a pedestrian path that links the cul de sac head of River Lea Gardens to Waterloo Road.  Adjoining the northern side of this path is the side elevation of a three storey semi detached house.

There is a an existing conservatory on the side elevation of the property that is visible from River Lea Gardens, the footpath and Waterloo Road over the top of the boundary walls and fences.  Permission is sought for a two storey side extension following the demolition of the existing conservatory.  The extension would be L shaped in form to take account of the triangular shape of the side garden.  The front section, that is 2.5m wide, would be set back 0.4m from the front elevation.  The wider (4m) rear section is set back a further 2.1m and, at the rear, would continue the line of the existing rear elevation.

Given the angled position of the property relative to its three storey neighbour to the north, I consider the setback distances to be appropriate.  

The side elevation includes a full height window at first floor level with a “Juliette” balcony that would be clearly visible from Waterloo Road, but would not result in any direct overlooking of the neighbouring property.  There are numerous similar windows (mainly on the three storey properties) in the River Lea Gardens development.  

The external materials will comprise buff coloured artificial stone with stone quoins at the corners, Marley concrete roof tiles and white UPVC window frames, all to match the existing property.  

I consider this extension to be acceptable with regards to its effects on the street scene when viewed from both River Lea Gardens and Waterloo Road.  I also consider that it would not have any detrimental effects upon the amenities of any neighbouring residents.  



	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: 19 June 2009














