Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2007/1171/P

	Development Proposed:
	Double garage extension as amendment to planning permission 3/2007/0665/P at 44 Mellor Lane, Mellor

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



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

	The site is located on the north side of Mellor Lane, Mellor.  It comprises the eastern end property of a terrace of four cottages which has a garden area and a large detached garage to its eastern side.  It is adjoined to the west by the rest of the terrace and to the east by a detached house which is positioned much further away from the road than the terrace of houses.  

The site is within open countryside to the north east of the settlement of Mellor.  The land to the south on the opposite side of the road is greenbelt.  

Following an earlier refusal (3/2007/0203/P) planning permission was granted by the Planning and Development Committee on 14 August 2007 for the demolition of the existing dwelling and its replacement with a detached house (3/2007/0665/P).  The approved replacement house did not have a garage, but three parking spaces were to be provided to the western side of the dwelling with a turning area at the front.  No works have been carried out in respect of either the demolition of the existing house or the construction of the replacement.  

This application is therefore, effectively, for a change of house type which now has a garage, with storage accommodation over, attached to the western side of the house.  There is a window at first floor level in the gable end of the garage which, together with two roof lights in the rear roof slope will provide light for the storage area.  There would still be a turning area provided in front of the dwelling.

An additional change from the original application is that all walls of the house and garage are now to be natural stone, whereas only the front elevation was to be stone with the other walls to be given a rendered finish.

No written objections have been received to the application, but a neighbour, who objected to the original application, has commented to the case officer in a telephone conversation that he would expect the roof lights and the gable window to the storage area to be obscure glazed (in addition to the other windows in the main house which were required to be obscured by a condition on the original permission).

Subject to the re-imposition of the conditions on the original permission (with those relating to obscure glazing and the bat survey appropriately amended) I consider the amended house type to be acceptable with regards to its effects upon visual amenity, the amenities of neighbouring residents and highway safety.  I therefore recommend accordingly.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed replacement dwelling with attached garage would have no seriously detrimental effects upon visual amenity, the amenities of any neighbouring residents or highway safety.  



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11 January 2008














