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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0789

	Development Proposed:
	First floor bedroom above the garage at 12 Stoneygate Lane, Ribchester.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 – Development in Open Countryside

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to an end-terraced property, the southern elevation of which fronts Stoneygate Lane, north of the main settlement of Ribchester within an area designated as Open Countryside.

Permission was granted in both 2005 (3/2005/0529 & 3/2005/0843) and 2006 (3/2006/0764) for a single storey garage and workshop, each with a slight alteration, attached to the rear of the property with a footprint of 7 metres x 9.4 metres.

This application seeks permission for the erection of an additional floor above this previously approved extension. The total height of the development from ground to first floor is to measure 6.7 metres with a pitched roof set down from the main property by 0.4 metres with a canopy to the front, constructed of materials to match the existing property. It was evident when conducting my site visit that the ground floor footings and walls in relation to the most recently approved application was in the process of being built.

As an application for the erection of a single storey extension has been approved. The considerations in the determination of this application are the visual impact of the proposal and any impact upon neighbouring residential amenity.

With regards to the latter I have assessed the proposal using the BRE methodology detailed in the Councils SPG ‘Extensions and Alterations to Dwellings’ and am satisfied that the proposal meets the methodology and as such any potential loss of light to the adjacent property will be minimal. 

The submitted plan details the insertion of a window at first floor level to the eastern side elevation of the extension. As this window faces the rear elevation and gardens of this row of terraces it is considered that it will have a significant impact upon the amenity of neighbouring residents. Upon speaking to the applicant it has been agreed that the application is to be approved with the condition that notwithstanding the submitted plan, this window is not to be inserted and to remove permitted development for the insertion of windows and doors to this elevation at first floor level to insure that the amenity of neighbouring residents is safeguarded. Apart from this window it is considered that all other aspects of the proposal are acceptable as there are no residential properties to the rear.

With regards to visual impact it is considered that the scale, size and design of the proposal is acceptable and will be viewed as a subservient addition to the property considering that it will be set down from the main property by 0.4 metres and will be considerably set back from the front building line of the property. In addition, as the ground floor is built into the landscape the only visual aspect of the proposal at first floor level when viewed from the north and west will be a wall of 2 metres in height with a pitched roof above, thus ensuring that it will be in keeping with the landscape within an area of Open Countryside.

A bat survey was completed at the premises, which concluded that no signs 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: 06/10/2010














