Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2013/0195/P

	Development Proposed:
	Proposed slated roof to existing single storey rear extension to replace flat felted roof. Refacing front elevation in natural stone to replace existing brick outer leaf at 2 Ribblesdale Place, Osbaldeston Lane, Osbaldeston

	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 SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 submission Draft)

Policy DMG1 – General Considerations.



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

	Planning permission is sought for the replacement of an existing flat roof with a slate roof and re-facing of the front elevation with natural stone at 2 Ribblesdale Place, Osbaldeston.  

The existing dwelling is a mid terrace property, the existing principal elevation is finished with brick whilst the flat roofed single storey extension to the rear, has a rendered finish.  

The proposed works consist of the formation of a pitched roof over the existing flat roof extension; this will result in the extension raising in height by approximately 0.6m.  The second element of the works consists of replacing the existing outer leaf of brickwork in the front elevation and re-cladding the front elevation with stone.  

It should be noted that the adjoining dwelling to the east has recently been demolished.  Consent has however been granted under reference 3/2011/0901 for the erection of a replacement dwelling.  The replacement dwelling is to be constructed from stone under a slate roof.  The works proposed within the application currently under consideration would complement the design of the extant replacement dwelling.  

The proposed works would not result in a significant increase or extension of the existing dwelling.  Therefore I am satisfied that the proposed works would not adversely harm the residential amenity of the area.

The works will have a significant impact upon the external appearance of the dwelling.  However, the resulting changes would not be out of keeping or character for a dwelling of this nature in a rural setting.  The works are likely to result in a dwelling that is far more in-keeping with its setting and the character and setting of the neighbouring dwellings.

Having considered the submitted details I see no material objection to the granting of this planning 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: 14 March 2013














