Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0248/P

	Development Proposed:
	Proposed single storey side and rear extensions and new roof to existing attached double garage at The Nook, Snodworth Road, Langho, BB6 8DR.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy ENV3 – Open Countryside.

Policy ENV4 – Green Belt.

Policy ENV7 – Protected Species.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy EN2 – Green Belt.

Policy DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework

Achieving Sustainable Development.

Section 7 – Requiring good design.

Section 9 – Protecting Green Belt land.

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

	The application relates to a detached red brick house set within substantial grounds located off Snodworth Road, Langho, within designated Green Belt.   

Permission is sought to extend to the rear and side of an existing attached garage extension and replace a gable roof on this side extension with a hipped roof to match the hipped roof profile of the original dwelling.  The extension would project at its furthest from the rear elevation of the garage by 7.0m and from the rear elevation of the original house by 3.0m.  It would be single storey and have an eaves height of 2.4m and a ridge height of 3.8m.

The gable roof of the existing side extension which forms the garage conflicts with the hipped roof of the original house therefore the change of this roof to a hipped profile wouldm, in my opinion, be a visual improvement to the property.  The proposed wrap around extension to the rear of the garage and rear of the house is well designed and is visually in keeping with the property itself. The proposed works would also not affect the openness of the green belt and I thus consider the proposals to also be acceptable in this regard.

There will be no neighbour amenity issues given the property is set within a substantial plot and the highway authority has also raised no objections to the proposal.  

A protected species survey dated the 27 February 2013 has been submitted which has found no evidence of bats using the existing ground floor garage extension, thus the works are highly unlikely to cause disturbance to bats.

Therefore, taking the above comments into consideration I 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: 23 APRIL 2013














