Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: LT/JS

	Application No: 
	3/2005/0082/P

	Development Proposed:
	Two storey extension and alterations forming internal garage, kitchen utility, study and garden room at ground floor with two additional bedrooms with en-suite bathrooms at first floor at 35 Mellor Brow, Mellor.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy H10 - Residential Extensions.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a detached property within the Green Belt, located within the open countryside just outside the settlement boundary to the village of Mellor as defined by the Ribble Valley Districtwide Local Plan adopted June 1998.  

The SPG “Alterations and Extensions to Dwellings” states that in open countryside extensions to properties should be kept to a 33% maximum increase.  However, in this case the property would be extended by approximately 60% (the detached garage would be removed).   In this case, as the SPG allows, I consider there is the ability to allow slightly more extension to the property due to the plot size and the size and design of the neighbouring dwellings.  There are a lot of large properties along this road and I do not consider the proposal would be out of character.  

I also consider that, due to the design changes proposed, there would be a significant improvement to the somewhat uninteresting design of the building which, in my opinion, supports deviation from the 33% rule for development in the open countryside.  The building would be adequately spaced from its neighbours and so would not have a significantly detrimental impact on either their privacy or life.

One tree may be removed at the front of the property, however, it is not protected and would be replaced by another on site by agreement with the applicant.

I consider the design and materials to be suitable for the area. 

	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: 9 FEB 05














