Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: 

	Application No: 
	3/2011/0949/P

	Development Proposed:

Address:
	Two-storey extension to South elevation of house to form double garage/utility with dormers at first floor. Porch extension to South elevation and first floor extension to South and East to form additional bedrooms. First floor terrace with covered area beneath to East elevation. Single storey extension to North elevation.

Cresta, Ribchester Road, Clayton-le-Dale, BB1 9EE.

	CONSULTATIONS: Parish/Town Council

	Clayton-le-Dale Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – no observations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – 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 detached house known as Cresta (formerly referred to as Vasfenar) within sizeable grounds on the north-east of Ribchester Road, an area outside any defined settlement limit, designated as Open Countryside within the Ribble Valley Districtwide Local Plan (adopted June 1998).   

The application seeks approval for a number of works to the property which will involve reconfiguring the internal layout and extending in various forms.  Firstly, a single storey extension on the existing front (north) elevation will be demolished and replaced with a larger single storey sitting room extension.  On the same elevation, an existing single storey store which extends to the rear of the property will be built above.  This extension would follow the eaves and ridge height.  The flat roof decked area on the eastern elevation, which sits adjacent to this, will be increased in height to allow access from the master bedroom with an open area underneath.  On the southern elevation a two storey extension is proposed which will provide a double garage/ utility with rooms above.  Dormer windows would serve these rooms with light.  An existing conservatory positioned on this elevation at the eastern corner would be replaced with a single storey extension.  Materials would be painted render with a slate roof to match the existing property.

I consider the proposal to be acceptable in terms of the proposed design and alterations.  Whilst I recognise that this property has previously been extended and these extensions far exceed the threshold guidelines stated in the SPG, I consider that due to the substantive nature of the plot, the property can withstand the changes.  Due to the distance to the surrounding neighbours I also do not consider that they would not suffer significant detriment as a result of the proposals.

In relation to protected species, particularly bats, the Bat Survey submitted dated the 21 October 2011, found no evidence of bats using the property.  The Countryside Officer is therefore satisfied that the proposals are unlikely to cause harm to bats provided the actions, timings and mitigation measures identified in the survey are followed.

Therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.


DATE INSPECTED: 13 January 2011














