Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2007/0704/P

	Development Proposed:
	Demolition of existing garage and workshop, new garage and workshop and new single storey extension to create dining/kitchen/utility room at 16 Mitton Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations to make on this application.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	None received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a large semi detached house on the north side of Mitton Road.  This property, and the other half of the pair, both have single storey projections (containing kitchens) from their rear elevation on each side of the mutual boundary between the two properties.

The adjoining property, No 14, has patio doors in the end elevation of its kitchen, but its main windows are in its east facing side elevation.  There is also a planning permission (3/2007/0031/P) to extend the kitchen at No 14 on its eastern side, in which its new side elevation would be almost entirely glazed.  As existing therefore, and certainly as proposed, the patio door in the end elevation of the kitchen at No 14 is only a secondary window.

This current application for No 16, firstly seeks permission for a single storey extension to both the rear and side of its existing single storey kitchen.  The extension is to be constructed using matching bricks and roof tiles.  

The extension to the side would have no effects on either of the neighbours and, for the reasons explained above, the effects of the rear extension on the patio door at No 14 are not considered to represent a reason for refusal of the application.  Being at the rear, this element of the application has no effects on the street scene.

Permission is also sought for the demolition of an existing prefabricated detached garage with an attached shed at the rear, and its replacement, in a position slightly further back on the plot, by a garage and workshop of similar size to the existing, but of brick and tile construction.  In my opinion, this element of the application would have no detrimental effects upon either the street scene or the amenities of any neighbours.

A bat survey report submitted with the application concludes that ‘the proposed building/demolition work does not pose any threats to roosting or breeding bats”. This matter, however, will still need to be the subject of an appropriate condition.  

Overall, I can see no objections to this application.  



	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: 5 September 2007














