Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref:  SW/JS

	Application No: 
	3/2009/0928/P

	Development Proposed:
	Two storey side extension providing lounge and two bedrooms at Aspinalls Farm, Kenyon Lane, Dinckley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	Consent is sought for the remodelling of an existing single storey garage to create lounge at ground floor with two bedrooms above and a balcony to the rear at first floor level.  The property is a semi detached dwelling within land designated open countryside.  The existing garage has a minor setback and this proposal would follow that footprint.  Overall approximate dimensions of works are therefore 6.25m x 7m x 7.8m to the apex of its pitch with a 1.5m rear projection at ground floor with balcony above.  Construction materials are shown as stone under a slate roof.  The adjacent property does have a two storey rear projection with two small windows that would face towards the side elevation of the balcony.  I have checked with the applicant to establish what rooms these two windows serve given that their parents live in the neighbouring dwelling.  

The windows serve non habitable rooms – namely a shower room and landing – and have regard to this relationship I conclude that, on balance, no significant detriment would be caused given the rooms/areas of the adjacent dwelling which they serve.  However, I believe it would be appropriate to impose a condition on any consent granted to the effect that some form of screen be erected on the balcony in order to limit potential impact.  In respect of the visual impact of the works I am mindful of the public footpath network in the vicinity but again consider that no significant detriment would be caused.  I am mindful that in terms of compliance with the SPG the works are not strictly in accordance with guidance offered in that document but having regard to the particular characteristics of the semi detached dwelling do not consider that the works, as shown, would provide significantly detrimental to either visual or residential amenity.

I 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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED:  28 JAN 10














