Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0127/P

	Development Proposed:
	Proposed erection of a double storey extension over existing single storey accommodation and erection of a single storey extension to East and rear of front elevation.  Replacement and upgrading of existing roof, windows and doors. Provision of external hard standing parking area.  This is an existing residential property which has one room used in the past as the Police Office, but has been solely residential for a long time.  Police Rural Beat House, Manor Avenue/Preston Road, Ribchester, Lancashire.


	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – I would raise no objection to the proposal on highway grounds but would request that should your Council be minded to approve this application the following note is attached to any permission that may be granted.

This consent requires the construction and alteration of an access to the public highway. Under the Highways Act 1980 S184 the County Council as Highway Authority must specify the works to be carried out.



	CONSULTATIONS: Additional Representations

	No additional representations have been received.


	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV7 – Species Protection.

Policy H10 – Residential Extensions.

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.

Policy DME3 – Site and Species Protection and Conservation.

Government Circular 06/2005: Biodiversity and Geological Conservation

DEFRA Circular 01/2005

The Conservation of Habitats and Species Regulations 2010 (as amended)

Wildlife and Countryside Act 1981 (as amended)

Natural Environment and Rural Communities Act 2006.



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

	The site lies within the village settlement boundary of Ribchester.  The application seeks permission for a number of extensions and alterations to a former Police Rural Beat House.  The scheme proposes a first floor extension over an existing flat roofed side extension, a number of single storey extensions to the side and rear, and another first extension over the existing flat roofed rear extension.

Policy G1 of the Local Pan states that ‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that ‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’
Policy H10 of the Local Plan notes that ‘Proposals to extend or alter existing residential properties within the plan area will be considered on the basis of the scale, design and massing of the proposal in relation to the surrounding area.  Proposals that conform to Policy G1 will be acceptable.’
The Council’s SPG ‘Extensions and Alterations to Dwellings’ also provides the following advice on such matters highlighting that ‘Any extension should reflect the character of the original house’, ‘There should be a good visual relationship between the original dwelling and any subsequent additions’, ‘The development should be appropriate to the plot size and not result in a cramped appearance’ and ‘The form and shape of the original dwelling should be respected and reflected in the extension’.
Having considered the original scheme, discussed a number of amendments with the applicants, and then received an amended proposal; I considered the development now proposed would comply with the provisions of the current Local Plan Policies.  The detached dwelling stands alone in its plot, and bears no special relationship with the properties adjacent.  Indeed, its previous use explains why the existing dwelling is designed and shaped as it is.  The proposed extensions utilise the existing footprint to create a larger, more functional family home, and whilst they blend in with the existing dwelling as opposed to being subservient to it, this is not considered to the detriment of the street scene by virtue of the properties isolated position in relation to other properties.  On this basis, the scale, design, massing and design of the extensions and alterations are all considered acceptable, and the proposal would not create an over intensive development that would be to the detriment of the streetscene.

With regards to the proposals impact on residential amenity, the first floor extension to the rear of the property comes within 10m of the boundary with no. 15 Manor Avenue, and approx. 13m from the gable end.  Due to the position of the garage within the rear garden area of no. 15 Manor Avenue, views towards to the rear garden areas of this property are minimised, however to provide additional privacy screening, the applicant is proposing additional tree planting along the south western boundary.  On this basis, I have no concerns regarding this particular matter.

Finally, the Bat Survey submitted with the application recommends that additional survey work be carried out, with potential mitigation measures provided, on the basis that the property contains a bat roost.  It is likely that a Licence will be required prior to works commencing on site, so the Applicant will be made aware of this matter, however providing suitable mitigation measures are provided to the LPA for approval, it is considered unlikely that a Licence would not be granted.

The proposal is therefore considered acceptable when considered against Local and National Plan Policy, 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: 11/03/2013








