Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2013/0048/P

	Development Proposed:
	Proposed extension to side (north west) and rear (south west) elevations to form Garage, Utility Area and Garden Room, infilling (glazed and brickwork) of open porch on front (north east) elevation and alterations to existing drive to form 2 no car parking spaces at 2 Butts Grove, Clitheroe, BB7 2PG

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy ENV7 - Species Protection.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Core Strategy Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME3 – Site and Species Protection and Conservation.

Policy DMH5 – Residential and Curtilage Extensions.



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

	The application relates to a bungalow with a detached garage on the south side of Butts Grove, Clitheroe.  

Permission is sought to extend the bungalow in a north westerly direction incorporating the existing garage, extend the bungalow in a south westerly direction (rear) to form a garden room, add an open porch to the front (north east) elevation and make alterations to the existing driveway to make room for 2 off road parking spaces.  

The main matters for consideration are visual amenity, residential amenity and highway safety.  

Visually, I consider that the extension of the dwelling towards the existing detached garage, which is positioned approximately 1.3m from the property, would not demonstrably harm the visual amenities of the street scene.  I consider the other extensions proposed to the front and rear elevations of the dwelling to comply with the Council’s SPG on Extensions and Alterations to Dwellings, as they are well designed and clearly subordinate to the original property.  I thus find this aspect of the works to be acceptable.  

With regards residential amenity, I am satisfied that the proposed extensions and alterations to this bungalow, due to their single storey nature and the existing boundary treatment to the property, would not cause any overlooking or loss of light to neighbouring dwellings.  

Turning to highway safety and the alterations to the existing driveway, including widening the drop kerb and creating an additional off road parking space, the highway authority has raised no objections to the proposal.  They have however requested a note be added to the decision notice, should permission be approve, that the applicant contacts the LCC highway depot at Riddings Lane, Whalley to arrange the extension of the drop kerb. 

A bat survey dated 11 December 2012 has been submitted with the application.  This found no evidence of bats using the property and thus I am also satisfied in this regard.

Taking all the above matters into consideration I thus 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 conditional planning permission be granted.


DATE INSPECTED: 01 and 04 February 2013














