Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2013/0404/P

	Development Proposed:
	Utility extension to rear of garage including rooms in new roof over garage at 21 Asturian Gate, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Ribble Valley Borough Council (Engineering Section) – Request the use of a condition in relation to contaminated land.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy 2008 – 2028 (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions. 



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

	Planning permission is sought for the erection of a utility extension to the rear and alterations to the roof over the garage at 21 Asturian Gate, Ribchester.  The development site is a large detached dwelling with detached garage sited directly adjacent to the dwelling. 

The proposed extension would be sited in an existing gap between the dwelling and detached garage with a further 2.1m x 6.2m extension proposed to the rear of the existing garage.  It is also proposed to lift the height of the existing garage roof from 5.5m to 5.9m.

The alterations at ground floor level will provide a utility room and WC, whilst at first floor within the roof space of the garage a store and study are to be provided.

Having considered the submitted details, the proposed extensions to the rear would be relatively minor set within the context of this dwelling.  The proposed alterations to the garage roof would alter the character of the garage and its relationship to the existing dwelling.  However I do not feel that these alterations would significantly alter the character of the dwelling to such an extent that the development would appear unsympathetic or incongruous and as such warrant the refusal of planning permission.

Another consideration is the impact, if any, the proposed development will have upon the residential amenity of the area.  The existing dwelling is a detached property located to the south-west corner of Austurian Gate.  Having considered the submitted details I do not expect the proposed development to be detrimental to the residential amenity of the area.  This is by virtue of the design, scale, location and relationship between the proposed development and neighbouring properties.

The applicants, as part of their submission, have provided a bat survey.  This survey has not found evidence of any bat activity on the site.  However it should be noted that no bat survey can be 100% conclusive, this is because of the nature of bats.  I therefore propose the use of a condition which will afford any bats found during construction an appropriate level of protection.

The Council’s Engineering Section has requested the use of a condition in respect of contaminated land.

Having considered the submitted details, I see no material objections to the granting of this 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: 16 MAY 2013














