Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0037

	Development Proposed:
	Two-storey side extension and single storey rear extension at Nutwood Dale, Longsight Road, Clayton-le-Dale.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	NA.

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident who wishes to express the following concerns:

· The design of the roof on the extension makes the building appear to have been ‘sliced off’ in order to squeeze it into the available space.

· As there is no indication of any guttering or downspouts on the side elevation of the plan, I assume the discharge of rainwater from the roof would be into the narrow gap between our houses.

· There is no measurement on the plan of the position of the footings relative to the boundary fence. Is there indeed adequate space for gutterings?

· All measurements on the plan are approximate.

	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 Longsight Road, Clayton-le-Dale, just within the defined settlement of Copster Green as specified by the Ribble Valley Districtwide Local Plan

Permission is sought for a two-storey side extension in which the extension to the ground floor will measure approx. 7.9m X 2.9m and at first floor level approx. 6.8m x 2.9m with an overall height to the ridge of approx. 7.3m with a hipped roof. Permission is also sought for a single storey rear extension measuring approx. 6.7m x 3.6m x 3.1m in height with a sloping roof.

In terms of visual impact I consider that as the proposal will be set-back from the front buildline of the property at first floor level by approx. 1 metres and set-down from the ridge height of the main property by approx. 0.4 metres the proposal will satisfy the requirements of the Councils SPG on ‘Extensions and Alterations to Dwellings’. I also consider that as this property forms a group of four semi-detached properties only at this site, and a neighbouring property has completed a similar extension the proposal in terms of its scale, design and size in the street scene is considered appropriate. 

With regards to residential impact I consider that as no windows are to be inserted to the side elevation of the two-storey extension and the single storey rear extension will abut an existing extension on the adjacent property I consider that the extensions will have minimal neighbouring residential impact.

I note the comments received by a neighbouring resident, and in response, I consider that the design of the roof on the two-storey extension is appropriate and the dimensions on the plans are clear and valid in order to determine the application. All other concerns are not classed as material considerations in the determination of this application.

A bat survey was carried out at the property and it was concluded that the proposed building alterations are unlikely to cause disturbance to roosting bats or result in the loss of a nursery bat roost or cause injury or death to bats.

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.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 10/02/2010














