Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/CMS

	Application No: 
	3/2005/0675/P

	Development Proposed:
	TWO STOREY REAR EXTENSION TO HOUSE AT 27 WATER STREET, RIBCHESTER, LANCASHIRE

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Archaeology – The application as originally submitted also showed an extension to the garage on site, which lay within the limits of a scheduled ancient monument.  The County Archaeology Officer requested that we consult English Heritage prior to gaining their views.  However, the agent omitted the garage extension and is now seeking guidance from English Heritage with regards to gaining scheduled monument consent for this separate extension prior to gaining formal planning consent.  As such, the Council intends to grant permission for the two-storey rear extension, subject to the submission of a letter from English Heritage stating that scheduled monument consent is not required for the erection of the proposed extension.

English Heritage – The comments received from English Heritage commented that the application lay within limits of a scheduled ancient monument, and would require formal consent.  However, the agent has since omitted the garage extension and is now seeking guidance from English Heritage with regards to gaining the scheduled monument consent for this separate extension prior to gaining formal planning consent.  As such, the Council intends to grant permission for the two storey rear extension, subject to the submission of a letter from English Heritage stating that scheduled monument consent is not required for the erection of the proposed extension.

Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a large, stone built terraced dwelling located within the conservation area in the village of Ribchester as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  The applicant intends to add a two storey extension to the rear of the dwelling, which will incorporate an extension to the kitchen at ground floor level, and create space for a storage area and an en suite for the master bedroom at first floor level.

The main issue here relates to the design of the extension, its visual impact on the dwelling, its visual impact on the area and its affect on the occupiers of the neighbouring dwellings.  In terms of the proposal and its visual impact on the dwelling, it is considered that the proposed extension has been sympathetic in design to match the existing architectural features and shape of the dwelling at the rear.  The dwelling at present has a large internal floor area, and by looking at the additional floor plan submitted, it is noted that the dwelling has not been previously extended.

The proposed extensions to the property, by virtue of their design, merge in with the existing elevations and roof lights, and as such it is considered that they will have no significant effect on the character of the existing dwelling.  It is also considered to comply with development policies and planning guidance notes regarding household extensions.

In terms of the effect of the conservation area, and effect on the residential amenity of the nearby neighbours, as noted above, by virtue of their design, the proposed extension merges with the existing elevation and roof lights, and as the proposed materials will match the existing dwelling, it is considered it will have no significant effect on the character of the existing dwelling.  There are no windows in any elevations overlooking the nearby neighbours and as such will have no significant effect on their residential amenity.

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: 08/08/2005














