Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0874

	Development Proposed:
	First floor side extension to form bedroom and bathroom at 6 Station Close, Wilpshire.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No observations received.

	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 Station Close, off Whalley Road within the main settlement limit of Wilpshire.

Permission is sought for an extension above the existing single storey garage extension to the southern gable elevation measuring 7.6m x 3m. The overall height of this elevation will be 8m to match that of the main property and it will be set back from the building line at first floor level by 0.2m.

It is considered that the impact of the proposal upon neighbouring residential amenity will be minimal. The window to the gable elevation of adjacent property No. 4 Station Close is a secondary window serving a bedroom, the railway track provides a divide between the applicants property and those opposite to the west and the landfall to the rear of the property rises sharply ensuring that there is no overlooking or privacy issues from the bathroom window to the rear of the extension.

With regards to visual impact it is considered that the scale, size and design of the proposal is acceptable. 

Adjacent property No. 4 Station Close has been extended in a similar fashion. It is considered that whilst the extension will narrow the break between the pair of semi-detached properties at first floor level the visual impact is not significant as to warrant refusal, as this will only have a localised impact to this pair of semi-detached properties. Other properties on Station Close differ in their size and orientation thus having minimal impact upon the ‘street scene’. As the land rises sharply to the rear of the property towards the main road, which is bounded by a fence, the development will only be viewed from within the estate and not on approach to the property in both directions from the main road.

A bat survey was completed at the property, which concluded that a solitary pipistrelle bat has been active within the main void in recent months. The works are likely to cause a moderate risk of disturbance and as such a condition will be placed on the decision notice recommending that no development is to commence until a protected species mitigation plan has been submitted and agreed in writing.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on adjacent residential amenity.



	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: 19/11/2010














