Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2009/0936/P

	Development Proposed:
	Proposed single storey side extension to an existing bungalow at 7 Stanley Gate, Mellor, Lancashire, BB2 7ET.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – The Council raised no objections to the application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Engineer – Verbally has no objections now plans have been submitted showing the parking provision.



	CONSULTATIONS: Additional Representations.

	No representations have been 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 proposal relates to a semi-detached bungalow on Stanley Gate accessed from Hob Green, Mellor.  Planning permission is sought to extend the bungalow to the side measuring approximately 9.9m x 3.9m x 5.1m which is the same height as the original house.  The extension will enable the existing kitchen and bedroom to be extended creating a breakfast area and en-suite at ground floor and a study at first floor level.

The matters for consideration include visual amenity and residential amenity.  Highway safety is also a consideration as the proposed extension would cover an area at the side of the property currently used for car parking.

In terms of visual impact the scale, size and design of the proposals are acceptable and would not dominate the existing property considering the property will remain as a bungalow and the roofing and walling materials to be used will match the existing property.

With regards to potential impact on neighbouring properties, the property is located at the end of a cul-de-sac and therefore the windows to the side elevation will overlook the field belonging to the community centre.  Similarly, the effect on neighbours at the rear would be no worse than currently exists.

With regards to highway safety, the Highway Engineer raised concerns that the extension may cause parking within the turning head of the cul-de-sac which is something that should be resisted.  The property has three bedrooms, therefore two off road parking spaces should be provided.  After speaking to the Agent a proposed site plan has been submitted showing the provision of two spaces on the existing front lawn plus the integral garage.  This parking arrangement satisfies the requirements of the highway engineer.

A bat survey has not been submitted with the application.  This was not picked up at the validation stage of the application process thus I see it as unreasonable to make the application invalid at this stage of the process.  For this reason, I consider a condition requesting a bat survey to be undertaken prior to commencement necessary.

Therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.


DATE INSPECTED: 20th January 2010











