 Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0643

	Development Proposed:
	Existing mono-pitched roof removed and new balcony and platform access to the driveway to the rear at 2 Millstone Cottage, West Bradford.

	CONSULTATIONS: Parish/Town Council

	West Bradford Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a semi-detached three-storey cottage on Waddington Road opposite the Three Millstones Public House within a designated Area of Outstanding Natural Beauty. 

Permission is sought to remove the lean-to roof to the existing single storey rear extension to provide a platform for a raised balcony to span from the western side elevation of the two-storey rear extension at first floor level at the rear to the end of the property overlooking the weir. The balcony is to measure approx. 1.1 metres in height and the height from ground floor level to the top of the balcony will measure approx. 4.6 metres constructed of safety glass with stainless steel balustrade. The application also includes the insertion of patio doors to open out onto the balcony in replacement of an existing window and the insertion of a new window in the middle of two existing windows to the western side of the property at first floor level with the same dimensions.

I consider that the scale, size and design of the proposal is acceptable and will not detract from the character of this traditional three-storey property to the rear. It will not be viewed within the wider street scene nor from any public footpaths and as such its visual impact upon this Area of Outstanding Natural Beauty will be minimal. 

With regards to the impact of the extension upon neighbouring residential amenity there is a mature high hedge on the common boundary between the applicants property and Millstone House which also projects forward of 2 Millstone Cottages to the front elevation thus ensuring that any views towards this property from the proposed balcony will be obscured. The existing two-storey extension to the property will safeguard the privacy of neighbours at 1 Millstone Cottages.  

As such, the application is recommended 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: 07/09/2010














