Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0345

	Development Proposed:
	Two-storey extension to side (East) elevation with balcony at first floor level, new porch to rear (North) elevation with balcony at first floor level. Demolition of outhouse to rear and alterations to hard standing at Sunnyside, Dean Top, Whalley Road, Simonstone.

	CONSULTATIONS: Parish/Town Council

	Simonstone Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No Objection.

Countryside Officer – No objection to the application subject to a number of conditions.

	CONSULTATIONS: Nearby Residents

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

· Impact upon highway safety.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 – Development in Open Countryside 

Policy ENV4 – Green Belt

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This application relates to a substantial detached dwelling with extensive residential curtilage located off Whalley Road, just outside the main settlement of Simonstone.

Permision is sought to erect a full height two-storey side extension to the eastern gable elevation of the property measuring 6.3m x 9.4m x 8.3m in height to the ridge with a balcony to the southern elevation projecting 1.8 metres from the property. A single storey extension is proposed to the north-western corner of the property measuring 1.7m x 2.4m x 4m in height with balcony above. In addition, a single storey outbuilding to the north of the property is to be demolished and landscaping is proposed to the site in order to create a new turning circle.

The site is surrounded by mature trees and the nearest residential property to the west is located 30 metres away, therefore any impact upon the amenity of neighbouring residents will be minimal.

In terms of visual impact I consider that the scale, size and design of the two-storey side extension is appropriate and will not dominate the property. Careful consideration has been made to the size and design of the window openings as well as the roof design to the extension. Thus ensuring that the extension is complimentary to the main property and reflects the character of the original house in accordance with the Councils SPG ‘Extensions and Alterations to Dwellings’. In consideration that the proposal is not outside of the residential curtilage of the property, any visual impact upon this area of Green Belt and designated Open Countryside will be minimal.

I have no objection to the demolition of the outbuilding and the landscaping of the site, as it will not be dissimilar in design to the existing arrangement. The site is surrounded by trees and the Countryside Officer having visited the site has no objection to the application subject to both a tree protection and landscaping condition.

I note the concerns from a neighbouring resident with regards to potential impact upon highway safety. No alteration is proposed to the existing access and there is ample space for parking vehicles within the site. Following consultation with the County Surveyor he has confirmed that he has no objection to the application.

A bat survey was completed at the property, which has confirmed that the proposed building alterations are unlikely to cause disturbance to bats or result in the loss of a 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 or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 28/07/2011














