 Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0654

	Development Proposed:
	Single storey rear extension at 18 Water Street, Ribchester

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Archaeology – Request a condition to be placed on the decision notice requiring that no development shall be taken place until a programme of archaeological work has been submitted and approved by the Planning Authority.

	CONSULTATIONS: Nearby Residents

	A letter has been received from a neighbouring resident who wishes to raise a number of objections summarised as follows:

· Loss of light

· Concern regarding the maintenance of boundary fence and proposed extension

· Impact upon drainage, shared chimney, beams and roof

· Possible destruction of archaeological remains

· Access during building work

	RELEVANT POLICIES:

	Policy G1 - Development Control

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 mid-terraced property on Water Street, within the main settlement of Ribchester.

Permission is sought for the removal of the existing lean-to single storey rear extension, to be replaced with a lean-to extension measuring approx. 7.1m x 3.6m x 3.1m in height to the ridge. Materials to be used in its construction are white rendered random stone to the walls with stone quoins and a slate roof.

I consider that as the proposal is to the rear of the property and is single storey its visual impact upon the street scene and wider Conservation Area will be minimal. I consider that it will be viewed as a subservient addition, which will not detract from its original character. The materials to be used will be in-keeping with the property and the character of the cottage style windows at first floor level to the rear are to be retained.

I note the concerns of a neighbouring resident with regards to the impact of the proposal upon their enjoyment of light into a conservatory at No. 19 Water Street. Having assessed the proposal against the BRE regulations detailed in the Councils SPG ‘Extensions and Alterations’ I am satisfied that the extension passes these guidelines and as such will not significantly contribute to loss of light to this property or the ground floor window of adjacent property No. 17 Water Street that would warrant refusal of the application. 

With regards to all other concerns from a neighbouring resident that have been listed above these issues are a civil matter between the applicant and the neighbouring resident and are not classed as material considerations in the determination of the application. 

A bat survey was completed at the property, which confirmed that no evidence of use by bats could be found.

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: 07/09/2010














