Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0965

	Development Proposed:
	Extension to front elevation to form new double garage, proposed new porch and roof terrace to rear at Balderstone Hall, Jacksons Bank Road, Balderstone.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Agency – No comments or observations to make.

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident who wishes to confirm that they have no objection to the application but have some concern that the inclusion of a boardroom may result in the property being used for business purposes.

	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 a large detached property with extensive curtilage located at the end of Balderstone Hall Lane within an area designated as Open Countryside.

The floor plan of the original property at the site has been significantly increased by virtue of a number of approved applications that were substantial in size. This application requests permission for the conversion of the existing garage to the western end of the property to the front elevation to additional residential accommodation with the erection of an extension projecting from this elevation measuring 7.3m x 8.6m x 5.8m with a pitched roof constructed of materials to match the main property to facilitate a double garage. In addition, an open porch constructed of a timber frame and slate roof is proposed to the existing main entrance to the property with a footprint measuring 2.4m x 0.9m x 3.2m in height with a pitched roof and a roof terrace is proposed to the rear roofslope of the existing extension towards the western elevation of the property measuring 5m x 2.5m in floorspace with a railing measuring 1 metre in height.

Any impact of the proposals upon the amenity of neighbouring residents will be minimal. There are no residential properties to the rear of the property due to the location of the river, and the nearest residential property to the south is 50 metres away. With regards to the concern raised by a neighbouring resident that the property will be used as a business the agent has confirmed that the level of usage for the boardroom will remain as ‘occasional’ (once a month).

It is considered that the proposed roof terrace to the rear elevation and porch to the front elevation will have minimal visual impact. With regards to the proposed extension to the front elevation it is considered that due to the substantial size of the property, the fact that the extension will be set down from the main ridge height by 0.7 metres and its design reflects the main property it is considered that the scale, size and design is appropriate.

A bat survey has been completed at the property which concluded that a condition should be placed on a approved decision advising that no part of the development commences until a method statement has been submitted in order to clarify the presence of bats at the property and to minimise any potential impact upon them.

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











