 Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0650

	Development Proposed:
	Proposed new roof to front bay windows and porch, proposed balcony extension to first floor rear elevation and internal alterations to form one dwelling at 23/25 Mitton Road, Whalley.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 – Development in Open Countryside

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to the end pair of semi-detached properties to the western side of Mitton Road before the A59 road bridge just outside the main settlement of Whalley.

Permission is sought to carry out internal works to both properties (23/25) to create one large dwelling. The existing flat roofs to the first floor bay windows of both properties are to be altered to pitched roofs which will project 2 metres from the roofslope, 1 metre in height and 3 metres in width. In addition, a 3m x 4m balcony is proposed at first floor level from the patio doors to the rear of what is currently No. 23 Mitton Road as well as a number of other minor alterations to the exterior of the property.

In terms of visual impact it is considered that the alteration to the roofs of the bay windows at first floor level are appropriate in scale, size and design and will compliment the existing property. All other fenestration detail including the insertion and removal of windows and doors as well as the pitched roof porch above the main door are considered appropriate and will retain the character of the property within the street scene.

With regards to the impact of the proposals upon the amenity of neighbouring residents the insertion of the first floor window to the eastern gable elevation will have minimal impact as the gable elevation of the property opposite has no windows inserted.

Having conducted a site visit it was apparent that the balcony would have a significant impact upon the amenity of residents at No. 21 Mitton Road. The proposed balcony would benefit from uninterrupted views towards the rear conservatory (used as a dining area) and kitchen window of the adjacent property. It was also considered that the proximity of the balcony and the fact the size could accommodate a large number of people would result in noise disturbance to the detriment of the amenity of residents at No. 21 Mitton Road.

Having discussed this aspect of the proposal with the agent and considering that all other details were considered appropriate the balcony, as submitted, has been removed from the scheme. Amended plans received on the 8th of October detail the removal of the balcony and in its place a Juliette balcony across the patio door to the rear. I therefore consider that this addresses the concerns above and any views from the patio doors would be no more detrimental to the amenity of neighbouring residents than any from the existing first floor window.

A bat survey was completed at the property in which no evidence of bats or signs of bat presence could be found.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. 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: 16/09/2010














