Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2013/0011/P

	Development Proposed:
	Proposed first floor side extension at 35 Whalley Road, Wilpshire

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.



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

	Planning permission is sought for the erection of a first floor side extension at 35 Whalley Road, Wilpshire.  The development site is a semi-detached property that fronts Whalley Road, Wilpshire.  The existing dwelling is sited in excess of 15m back from Whalley Road.  In addition the dwelling is sited on substantially lower ground than the highway.  Both of these factors aid to reduce the impact of the dwelling upon the street scene.  

The proposed development consists of an extension to the side of the dwelling at first floor level that will be built over an existing garage.  The extension will project 2.7m from the side elevation of the existing dwelling measuring 8.1m in width.  The extension is to be built to a height of 9.5m and match the existing height and ridgeline of the dwelling.  Windows are to be positioned in both the front and rear elevations of the extension with another being sited in the gable end elevation.  In addition to these windows, a roof light is also proposed within the front elevation of the roof slope.

It appears that the adjoining dwelling No 37 has undergone similar works previously.  If constructed the development proposed within this application would restore a degree of symmetry to the pair of dwellings.

The development site not sited parallel to the neighbouring property of No 33 located to the South, they are offset from one another, ensuring that the gable ends of the properties do not directly oppose one another.  I am therefore satisfied that the proposed development would not have a significantly detrimental impact upon the residential amenity of the area.

Whilst the development may not be set down or set back from the original dwelling, as may normally be expected, I am satisfied the proposed development would be in keeping with the character and appearance of the existing dwelling.

A bat survey has been included within the details submitted.  The submitted survey found no evidence of bats being present at the development; however, the survey acknowledges the limitations in conducting such surveys in that they can never be 100% conclusive due to the nature of bats.  Therefore, the bat survey recommends a range of precautionary measures that should be taken during the construction phase. I therefore feel it appropriate to condition that development takes place in strict accordance with the submitted survey. This will ensure the correct level of protection is afforded to any bats that may be found on site.

Having considered the submitted details I see no material objections to the granting of this permission. I therefore 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: That conditional planning permission be granted.


DATE INSPECTED: 31 January 2013














