Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2009/0954/P

	Development Proposed:
	Convert existing garage into reception room, build a first floor extension above and add a small utility room to the rear.  Internal alterations to existing building at 50 Bracken Hey, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The amended plan shows a parking layout that is satisfactory and thus I have no objections to this amended proposal.



	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:

	Consent is sought to convert an existing garage to reception room with extension to the rear with approximate dimensions of 1.9m x 2.5m x 2.6m to eaves.  It is proposed to provide a first floor bedroom above the garage with the optimum height of those works being 6.7m. Construction materials for the extensions are detailed as stone and tiles to match the existing.  The scheme has been amended in light of observations of the County Surveyor so that an additional off-street parking space is shown to the front of the dwelling to compensate for the loss of the garage.  The amended plan received on 18 December details an extension of the hardstanding to accommodate two vehicles.  

The property is a detached dwelling within the settlement limit of Clitheroe.  There are examples of other extensions to similar properties on the estate and in terms of the impact of the works on the street scene, I do not consider that any detriment would be caused.  The works are set down from the main ridge of the dwelling and thus I am of the opinion that the works comply with the Supplementary Planning Guidance.  Having regard to potential impact on neighbouring amenity, I do not consider that the property adjacent to where the works are to take place would be adversely affected and 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 or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 8 December 2009














