Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0249

	Development Proposed:
	Proposed new first floor extension above existing double garage at 3 Carr Croft, Rimmington, Lancs, BB7 4EN.

	CONSULTATIONS: Parish/Town Council

	No representations received.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council Highways – No representations received.

United Utilities – No objections.

	CONSULTATIONS: Additional Representations

	No additional representations received.

	RELEVANT POLICIES:

	G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations to dwellings.

ENV7 – Protected species.

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

	The development site is a detached dwelling and forms one of a group of three dwellings that front Carr Croft. Carr Croft is accessed from Rimmington Lane, with the group of dwellings set back from the main road behind buildings which front Rimmington Lane. Planning permission is sought for a first floor extension above the existing attached double garage. The proposed development would not lead to a physical increase in the overall footprint of the dwelling.

Currently the existing garage is a stone built structure under a tiled dual pitched roof. This structure currently stands to an overall height of 4.03m. The proposed development would lift this overall ridge height to 5.67m with an eaves height of 3.85m. The proposed development also details the creation of a dormer window to the front elevation of the development. This will be positioned just below the eaves level of the development and stand to a height of approximately 2m.

In the original submission a new window opening at first floor was proposed in the rear elevation of the development. Having visited the site I was of the opinion the presence of this window would have a detrimental impact upon the residential amenity of the dwelling immediately to the East, Pendle House. As a result of this the applicant has made amendments to the proposed development, deleting this window and replacing it with a rooflight in the rear roofslope. I am of the opinion that this amendment satisfactorily addresses the original concerns raised. However in order to ensure that residential amenity is preserved I intend to recommend an appropriate condition.

The proposed development is not considered to cause detrimental harm to the character and setting of the original dwelling. Nor is the development considered to be out of character for a dwelling of this type.

As part of this application the applicant has submitted a Bat Survey. The survey has found that there is no evidence of roosting bats at the property and it is unlikely that bats have ever been present within any part of the building. There is only a low risk if disturbing a protected species during the proposed development/demolition. Notwithstanding this I intend to recommend a condition which will ensure that any bats will be afforded appropriate protection in the event of them being discovered during construction.

Having considered all of the information available to me I recommend 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: I recommend that conditional planning approval be granted.


DATE INSPECTED: 03/07/12














