Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2013/0410/P

	Development Proposed:
	Proposed side and rear extension to dwelling at 31 Abbots Croft, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	RVBC Engineering Section - Request the use of a condition in respect of 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 to 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 single storey side and rear extension at 31 Abbots Croft, Whalley, a semi detached bungalow.  

The proposed development consists of two parts – a side extension that would measure 1.2m x 10m built to the same height as the existing ridgeline.  The rear extension is to measure 3m x 4.7m and be built to a height of 4.1m.  The proposed development is to be constructed from brickwork under concrete tiled roofs.  

The key considerations in the determination of this application are the impact the development will have upon the character and setting of the existing dwelling and the surrounding built environment.  Another key consideration is what harm, if any, the proposed development will have upon the residential amenity of the area. 

Having considered the submitted details I am satisfied that the proposed development would be a subservient addition to the existing dwelling.  It would not appear as an over dominant or over large addition.  

With regard to the impact of development upon the residential amenity of the area, there are two aspects of the design that could adversely of harmed residential amenity. These are the windows in the gable end of the dwelling and the rear extension given that the dwelling is a semi detached property.  

However, the windows proposed in the gable end are to be obscure glazed.  This will safeguard the residential amenity of the neighbouring property.  To ensure that amenities are safeguarded, I will however recommend the use of a condition that will require the obscuring to be retained in perpetuity.

In relation to the extension to the rear, this is to be sited away from the common boundary of the development site and the adjoining dwelling.  Therefore, it would not be detrimental to the amenity of the adjoining dwelling. 

I am therefore satisfied that the proposed development would not be detrimental to the residential amenity of the area.  

As part of the details submitted the applicants have provided a bat survey.  This survey has found no evidence of bat activity on the site.  It should however be noted that no bat survey can be 100% conclusive; this is by virtue of the nature of bats.  However, to ensure that in the event of any bats being found on site during construction are afforded the appropriate protection, I propose the use of a suitable condition.  

The Council’s engineering section has requested the use of a condition in relation to contaminated land.  

In view of the above, 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: 10 MAY 2013














