Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/1076/P

	Development Proposed:
	Proposed two storey side/ rear extension at 11 Clough lane, Simonstone, BB12 7HW

	CONSULTATIONS: Parish/Town Council

	Simonstone Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highway Authority – No objections.

United Utilities – No objections.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy ENV7 – Protected Species

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to an end terrace property located in Simonstone within open countryside, as defined by the Ribble Valley Districtwide Local Plan.  Permission is sought to demolish an existing lean-to conservatory which exists in the return between the two storey rear projection and the rear wall of the main house and replace this with a two storey extension to provide an extended kitchen with an additional bedroom at first floor.  Additionally, a small single storey lean-to addition is proposed which would provide a W,C and utility room at ground floor. The extension would have approximate dimensions of 3.6m x 5.2m x 5.2m to eaves level and 6.0m to the pitch.

Policies G1, H10, and ENV3 of the Districtwide Local Plan, and the Council’s SPG on extensions and alterations, are applicable in the determination of this application. The main matters in considering the acceptability of the proposal are visual amenity, residential amenity, and highway safety.  

The proposed pitched roof two storey extension has been set down from the main ridge of the dwelling and also from the existing two storey projection, it would thus be seen as a subservient addition.  The single storey addition is also subordinate in nature and well designed. The extensions will have slate roofs and be finished in painted render to match the existing dwellinghouse. Amended fenestration details, received on the 12 March 2012, showing a change to the window and door arrangement relect the windows of the main house.  An oriinal window on the gable of the property is being changed to a doorway, and although it is unfortunate that the original window surround will be lost, given the windows proximity to external ground level, the change would not significantly detract from the character and appearance of this property.  Overall, the proposed extensions accord with the design principles of the SPG, thus, in this area of open countryside, I consider the proposal to be visually acceptable.

In terms of residential amenity, this property is set at 90 degrees to the gable of no. 1 Wood Terrace.  This particular property has a first floor window present in the gable which overlooks the existing two storey rear projection of 11 Clough Lane.  No objections have been received from this neighbour; however, it is thought that this window serves a landing area at the top of the stairs. Given that the proposed first floor extension will project no further than the existing two storey rear projection and that the window does not serve a habitable room I consider that the proposed extension would not prove so significantly detrimental to their amenity to warrant refusal of the application on this ground.  A condition will be used to ensure no windows are inserted in the rear elevation of the extension nearest to 1 Wood Terrace so no overlooking issues arise in the future.

The creation of an extra bedroom, resulting in a three bed property, requires off road parking provision to be provided.  Site plans have been provided which clearly show that there is sufficient parking provision on land at the side of the property and the highway engineer is satisfied that the proposal would not lead to adverse highway conditions.

A bat survey has been submitted which concludes that the proposed extensions are unlikely to cause disturbance to bats, a European Protected Species, or result in the loss of a bat roost.  As such the proposal is also acceptable in this regard.

Overall, subject to a condition removing the right to insert additional windows or doorways, I consider the proposal to be acceptable.

	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: 














