Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2005/0587/P

	Development Proposed:
	Rear extension to form a library, family room and bedroom at Mire Ash House, Mire Ash Brow, Mellor

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Countryside Officer – No objection to this proposal.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached dwelling within the residential settlement of Mellor, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  The proposed extensions to this property are as follows.


The applicant intends to add a two storey extension to the west elevation of the garage creating a library at ground floor level and an additional bedroom at first floor level.  There will also be the creation of a ground floor extension leading from the existing kitchen area, with the existing roofline being followed down to meet the existing rear elevation at ground floor level, in turn covering the proposed ground floor extension.  The existing roof over the kitchen area is proposed to be raised to create a corridor between a dwelling and the existing bedroom over the garage and new bedroom over the library, with a dormer window facing the rear garden to create a shower room.  

The main issues here relate to the design of the extension, its visual impact on the dwelling, the visual impact on the area and its effect on the protected trees nearby.  In terms of the proposal and its visual impact on the dwelling, the proposed extensions have been sympathetically designed to match the existing architectural features and therefore have no significant effect on the character of the existing dwelling.   It is also considered to comply with the relevant policies and planning guidance note.

In terms of the effect on the area and the nearby trees, the property is well screened from the adjacent road, the nearby neighbours and the surrounding countryside by the substantial trees and planting on the site boundaries.  As such, bearing in mind the proposed extensions are on what could be classed as the rear of the property, it is considered to have no effect on the area of the countryside.  With regard to the protected trees to be felled in order to build the extension, there are no objections from the Countryside Officer as he feels that the loss of these trees would cause no significant loss of amenity to the area, as there is still a substantial amount of protection provided by the remaining trees.


As such, the application is recommended 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: 18/07/2005














