Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0139/P

	Development Proposed:
	Proposed construction of front entrance canopy, alterations to create games room and bedroom over garage and utility room, erection of single storey side garden room extension, formation of dormer roof window on rear roof pitch, installation of roof lights and associated external works (Re-submission of approved scheme 3/2007/1162/P with design amendments) at Witton Lodge, School Lane, Simonstone, Lancashire, BB12 7HR.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	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 property in question is a large detached property within the village boundary of Simonstone, as defined by the Ribble Valley Districtwide Local Plan.

The application submitted is a re-submission of the approved scheme 3/2007/1162/P with a few design amendments and additions. It again seeks the construction of a front entrance canopy and alterations to create games room and bedroom over garage and utility room, but now also includes the proposed erection of a single storey side garden room extension and the formation of dormer roof window on rear roof pitch and the installation of roof lights.

The dwelling itself has not been extended previously, and as such the proposed scale, size and design of the extensions and alterations are considered to be subservient to the main dwelling. The materials proposed for the construction of the extensions will be a mixture of stone and render, blending in to match, and the roofing materials will be slate. As such, with regards to the impact on the streetscene and visual amenity, it is considered that the proposed extensions blend in directly with the existing style and rooflines of the property, and it is considered that the proposal complies with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such will have no significant, detrimental impact on the streetscene.

Issues were raised with the previous scheme and the possible affect the proposed extension to the rear may have had on the residential amenity of the adjacent neighbours. However, plans were submitted that indicated the hedge on the boundary line would easily screen the new windows and thereby reduce the perceived loss of privacy. The proposed site plan again indicates this matter, and as such the proposal is considered to have no impact on the residential amenity of the occupiers of the adjacent neighbouring dwelling, and therefore complies with the relevant Policies. 

Therefore considering the above points, it is considered that the proposal will not cause significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwelling, and as such this application is granted 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: 26/03/2010














