Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0929

	Development Proposed:
	Raise height of part of the existing roof, new dormer window to front elevation and new porch at Broad Lea, Ribchester Road, Clayton-Le-Dale, Lancashire, BB1 9EE.



	CONSULTATIONS: Parish/Town Council

	Clayton-Le-Dale Parish Council – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No observations received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy H10 – Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

DMG1 – General Considerations.

DMH5 – Residential and Curtilage Extensions.

Wildlife and Countryside Act 1981.



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

	The application relates to a detached property off Ribchester Road just outside the main settlement of Salesbury/Wilpshire.  Permission was granted in January 2011 for the demolition of the existing garage and the erection of a replacement garage with attached store sited to the northwestern corner of the applicant’s residential curtilage, with a revised scheme approved in June 2012.  This scheme relates to additional works to the existing dwelling by virtue of the proposed raising of part of the roof (to be in-line with the western end of the property), the insertion of a dormer window within the newly raised, front (north) facing roof elevation and a slight design alteration to the new porch extension to the front of the property.  Works have commenced on site since the applications has been submitted.  This scheme has not been the subject of pre-application advice.

The raising of the roof, to a uniform ridge height of 7.268m, adds a more symmetrical feel to the bungalow, and due to the property still being distinctly smaller in scale than the adjacent dwelling, the proposed amendment will not create an imposing extension.  The same can be said with regards to the proposed dormer window to the front elevation, as this is a match with the existing dormer window to the other end of the property.

With regards to the schemes impact upon the amenity of neighbours, initially there was concern with the proposed bedroom window to the rear with a Juliet balcony.  However following a visit to the site and an assessment of the dormer window in situ on the rear elevation, the consideration of boundary treatments in situ and given the final position of the dormer window will be in the same place as the dormer, albeit with a lower overall height, I have no objection to this element of the scheme.

The Council’s Countryside Officer has assessed the submitted bat survey and advised that if permission is granted consent, if works are carried out between the months of April to September, an updated protected species [bats] survey shall be carried out in accordance with the Bat Conservation Trust Surveys – Good Practice Guidelines.  As works have commenced recently, I do not consider it appropriate to impose this condition on the decision notice.

In conclusion, having visited the site I consider that any impact of the proposals upon the amenity of neighbouring residents will be minimal, the scale, size and design of the proposals are appropriate and the materials used will compliment the main property.  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, and 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: 23/11/2012














