Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0311/P

	Development Proposed:
	Proposed erection of a single storey extension at rear for use partly as a kitchen extension and partly as acupuncture consultation and treatment room and demolition of existing garage.  5 Stoneygate Lane, Ribchester, Lancashire, PR3 3YN.



	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Developer Support (Highways) – The proposed development is small scale and is restricted to 1 patient at a time consequently I would not raise any objection to the proposal.

Whilst the demolition of the garage will result in a larger parking area, the available space is insufficient to comfortably manoeuvre a vehicle to turnaround and leave in a forward gear.  I therefore feel that the area will only benefit the occupants of the property with patients electing to park on street.

RVBC Engineers – This department requested a Contaminated Land Desk Study and one was submitted by the client.  The report notes that this property is not positioned on ‘contaminated land’ and as such is unlikely to be affected by on or off-site contamination.



	CONSULTATIONS: Additional Representations

	One letter has been received from the occupier of a nearby property and the following points of concern have been raised,

1. Concern regarding parking in the highway so close to the Stoneygate Lane/Eastgate junction,

2. Concern regarding pedestrian and client safety, and

3. General highway safety concerns.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

RV Core Strategy (Regulation 22 Submission Draft) Policy DMG1 – General Considerations.



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

	The application site is an end-terraced property on the eastern side of Stoneygate Lane heading north out of Ribchester.  The site sits opposite the junction with the cul-de-sac Eastgate.

The proposed development comprises the demolition of an existing detached garage structure within the yard area of an end terrace house, the reinstatement of the yard area and the construction of a single storey extension at the rear of the existing house.  The extension to the house is primarily to be used as an Acupuncture Consulting and Treatment Room with a reception area, and this will be used solely by the applicant/owner/occupier of the existing house.  A small section of the extension will also be used as a kitchen extension to the existing house.

The external measurements of the extension are 6.87m x 4.05m x 3.4m to the ridge (2.6m to the eaves) approximately.  The south facing external wall facing the yard area will comprise random local stone to match the existing dwelling, with the remaining east and north elevations built in blockwork and then rendered.  A reconstituted slate is proposed for the roof due to the shallow pitch angle, and which is also necessary to accommodate the existing first floor window openings.  The design of the extension is considered acceptable in relation to the existing dwelling, and due to its position on site in relation to the existing extensions to the adjoining property, it will have very little impact upon the amenity of the occupiers of this adjoining property.

With specific regard to the proposed use of the extension, the DAS and subsequent e-mails from the Applicant set out the qualifications of the applicant and the likely/proposed usage of the treatment room.  As they highlight, there is only space for one visitor at a time and with the treatments lasting up to 90 minutes, there will be a limit on the number of additional visits per day to the property.  Subsequently this will have a limited impact upon the occupiers of adjacent dwellings by virtue of the small number of additional vehicular visits to the property.
As such, the proposal is considered to be acceptable and in compliance with the relevant Policies, and I am of the opinion that there will be no visual harm caused and the use proposed will have an acceptable impact on the occupiers of the adjacent and adjoining properties.  As such, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16/04/2013














