Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2009/0574/P

	Development Proposed:
	Two storey and single storey side/rear extension and new access onto Knowsley Road with closure of existing access onto Knowsley Road West at 69 Knowsley Road West, Wilpshire

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the amended site plan on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	One letter has been received in relation to the originally submitted plan seeking assurances that:

1.   The proposed plans will not take light from the lounge.

2.   There are no plans to put the garage and drive at the front of the house.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	Consent is sought for a number of works to a detached property that lies at the junction of Knowsley Road and Knowsley Road West.  Firstly, the existing driveway onto Knowsley Road West is to be blocked up with a new driveway, parking and turning head shown leading from Knowsley Road.  I am mindful that these works would lead to the loss of some existing screen planting on the Knowsley Road frontage but do not consider that this would be to the significant detriment of the street scene.  With regard to the Knowsley Road West frontage it has been confirmed that the existing stone wall and timber fence detailing would continue across the present driveway with a timber fence returned to the garage that exists at present at a height of approximately 1.5m (amended plan dated 4 September 2009).

The works to the house itself are a two storey side extension with overall approximate dimensions of 5m x 8.9m x 7.3m to the apex of its pitch with three piked dormer windows shown in its eastern elevation.  Construction materials would be render under a tiled roof.  Onto the rear of this would be a single storey extension approximately 5m x 3m x 4.1m in height, again constructed of render under a tiled roof.  In terms of assessing this aspect of the proposal I am mindful that it is a corner plot and also of the relationship with the property to the rear which is set at an angle to the application dwelling.  I consider that there is sufficient distance between the two dwellings to ensure that privacy levels are maintained at first floor level (approximately 21m between the two).  With regard to ground floor levels I am mindful that the application property is slightly raised and has two large openings at ground floor facing towards No. 2 Knowsley Road West across driveway areas with no boundary screen fencing offering any privacy.  These plans denote two additional windows in the single storey extension but, given the relationship between the two properties and boundary treatment shown, I do not consider the amenities would be significantly compromised over and above the existing situation.  The two storey extension has not been designed with either a set down or set back as is advocated within the SPG on Extensions and Alterations to Dwellings.  However, given the design of the extension is such that a different eaves level is shown on the front (eastern) elevation, I consider that on balance the works are, in this instance, acceptable with no significant detriment caused to the street scene.  Whilst they are a sizeable addition I do not consider they would lead to any significant adverse neighbouring impacts in terms of potential light loss or over bearing nature of development and thus 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 13 AUG 09














