
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/CMS

	Application No: 
	3/2013/0073/P

	Development Proposed:
	Alteration and extension to existing dormer bungalow at 138 Ribchester Road, Clayton-le-Dale, BB1 9EE

	CONSULTATIONS: Parish/Town Council

	Parish 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:

	Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV3 – Development within Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH5 – Residential and Curtilage Extensions.



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

	The application relates to a bungalow on the north side of Ribchester Road, Clayton-le-Dale, positioned within an area of open countryside, as defined by the Districtwide Local Plan.  Public footpath no 47 in the parish of Clayton-le-Dale runs up the western side of the property within the field directly adjacent.

Permission is sought to extend the rear of the property which has an existing single storey extension (date unknown) by an additional 2.15m at its furthest and 1.1m at its minimum and to change the rear lean-to extension into a pitched roof extension which would provide increased living space within the roof space by the creation of a third bedroom.  The proposed extension would project from the ridge of the existing bungalow and would extend from the ridge of the roof by 8m.  The rear elevation would have a first floor window within the apex of the newly created pitched roof where at ground floor a set of bi-folding doors are proposed.  Two roof lights are proposed in both the east facing and west facing roof slopes of the new extension, and new windows are also proposed on these elevations.

In determining the application it is important to consider the design of the extension, its effect on visual amenity, residential amenity, highway safety and on European protected species.

In relation to the design of the extension, consideration is given to the Council’s SPG on Extensions and Alterations to Dwellings.  This states that poorly designed extensions will appear as “stark features which are out of keeping with the original house”, and that any extension should “reflect the character of the original house and the wider locality”, and furthermore that “there should be a good visual relationship between the original dwelling and any subsequent additions”. This property has previously suffered from unsympathetic additions and in terms of this proposal, whilst I recognise the eaves height on the proposed extension is higher than those on the existing dwelling, I consider the proposal would rationalise these previous extensions and visually improve the property when viewing it from the adjacent public right of way (F.P 44) which runs adjacent to the property and in fields which extend behind the application site.  I also consider the extension would not be too dissimilar to other extensions on neighbouring properties.  I thus consider the proposals to be acceptable in this respect.

In relation to residential amenity, I do not consider that the proposals would lead to overlooking of neighbouring dwellings given the distance between the adjacent dwellings and the existing boundary treatments, therefore on this ground I also find the proposal acceptable.  

The Highway Authority, Lancashire County Council, have also raised no objections to the proposal as they consider, due to the extensive curtilage which this property has at its frontage, that the increased living accommodation would not lead to adverse highway conditions.

The final matter for consideration is that of European Protected Species, namely bats.  A daylight scooping survey, dated the 4 December 2012, has been submitted which found no evidence of bat activity or roosting bats at the property.  The proposed development would be unlikely to cause disturbance to bats or result in the loss of a bat roost or cause injury or death of a European Protected Species (Bats).

Therefore bearing in mind the comments above I thus recommend the application accordingly.

	RECOMMENDATION: That permission be granted.


DATE INSPECTED: 19 FEBRUARY 2013

















