Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0866

	Development Proposed:
	Proposed garage and utility room extension to the side of the existing house with a bedroom and en-suite over at 8 Berkshire Close, Wilpshire.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No observations 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 application relates to a semi-detached property on Berkshire Close, a cul-de-sac on the main estate off Whalley Road, to the north-east of the main settlement of Wilpshire.

Permission is sought for a two-storey side extension to the southern gable elevation of the property. The ground floor is to measure 7.8m x 3.4m incorporating a garage towards the front elevation with w.c and utility to the rear. The first floor is to measure 6.4m x 3.4m to  accommodate a bedroom with en-suite and is to be set back from the front building line at first floor level by 0.5 metres. The height of the extension to the ridge is 6.9 metres and will be set down from the main ridge height by 0.3 metres.

With regards to visual impact it is considered that the scale, size and design of the proposal is acceptable and reflects similar proposals to neighbouring properties on this street.

The extension has been set back at first level by 0.5 metres and the ridge height is to be set down from the ridge height of the main property which I consider is sufficient in ensuring that the extension does not dominate the property and is viewed as a subservient addition in the street scene, thus satisfying the Councils SPG ‘Extensions and Alterations to Dwellings’.  I consider that the spaciousness of the street scene would not be unduly compromised by the extension by virtue of the fact that adjacent property No. 10 Berkshire Close is at a higher level and a slightly obscure angle to that of the applicant’s property.

With regards to the impact of the proposal upon neighbouring residential amenity the window at first floor level on the gable elevation of adjacent property No. 10 Berkshire Close serves a stairwell only and the distance from the applicants property to those to the rear is over 50 metres. I am therefore satisfied that any impact of the proposal upon the amenity of neighbouring residents will be minimal.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on adjacent residential amenity.

	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: 19/11/2010














