Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0182

	Development Proposed:
	Proposed rear single storey extension and front single and two-storey extension at 8 Riverside, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No observations received at the time of writing this report.

Head of Engineering (RVBC) – Require appropriate condition in consideration that the development is within a landfill gas consultation zone.

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident who wishes to raise the following objections:

· Development will restrict access

· Loss of light

· Loss of view

· Inappropriate development within the street scene.

	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 one of a pair of semi-detached properties located to the south-western corner of the Riverside development.

Permission is sought for a two-storey extension to the front (north-eastern) elevation of the property, which will abut a similar approved extension to adjacent property No. 7 Riverside, with a single storey lean-to extension to the rear. The ground floor of the extension to the front elevation is to project 8.1m and measure 3.5m in width, with the first floor bedroom extension being 3.3m in length and a maximum height of 6m to the ridge. The extension to the rear is to measure 3.3m x 5.5m x 3.5m in height. Materials to be used in their construction are to match those of the main property.

I consider that the scale, size and design of the proposed extension to the front elevation is appropriate and will not dominate the property in accordance with Policies G1 and H10 of the Districtwide Local Plan and the Councils SPG ‘Extensions and Alterations to Dwellings’. I am also mindful that properties within the immediate vicinity have single-storey extensions to their front (eastern) elevation and that approval has been granted for an extension of a similar design and size as that which has been submitted to adjacent property No. 7 Riverside. As such I consider that the proposal to the front elevation will have minimal impact upon the visual appearance of the property and the street scene. I also consider that the proposed rear extension is again appropriate in scale, size and design and as it is to the rear its visual impact will be minimal.

I note the concerns from a neighbouring resident with regards to the impact of the development upon their general amenity, and in particular loss of light. I have assessed the proposed two-storey extension to the front elevation against the BRE methodology detailed in the Councils SPG ‘Extensions and Alterations to Dwellings’ and am satisfied that as the extension at first floor level is to project a maximum of 3.3m any significant loss of light would occur to the applicants property only and not to adjacent properties which are sited a sufficient distance from the proposal. Moreover, I also consider that the proposal would not have a significant overbearing impact upon the amenity of neighbouring residents.

No comments have been received from the County Surveyor with regards to the impact of the development upon highway safety, however having conducted a site visit I am satisfied that as the proposal includes an integral garage and there is adequate manoeuvrability for vehicles to the front of the property any impact of the proposal upon highway safety will be minimal. I also consider that as the development is within the applicant’s curtilage it will not unduly restrict access to surrounding properties.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. 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 or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11/05/2012














