Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2010/0894/P

	Development Proposed:
	Proposed single storey extension to the existing bungalow and a proposed detached single storey garage at 33 Abbotts Croft, 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.

	A letter has been received from a neighbour who does not express any objections to the application, but is concerned that the side of the proposed garage would be right up against the boundary wall between the two properties.  She wanted to be sure that this brick wall would not be disturbed or that, at least, any damage would be put right.  



	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 relatively small semi detached bungalow on an internal corner plot.  There was a detached garage at the side of the property but this has recently been demolished.  Permission is sought firstly for an extension of approximately 2m along the whole length of the side elevation.  The eaves and ridge height would continue the line of the existing roof.

The existing bungalow has a blue grey brick to part of its front elevation with white render to the rest of the front elevation and also to the side and rear elevations.  It is proposed that the blue grey brick be retained, but that the extension would be constructed in a facing brick appropriate for the locality, and that the existing render at the front and rear would be faced with the same brick.  It is proposed that the existing roof tiles would be replaced with slates that would also be used on the extension. 

The second element of the proposal relates to the erection of a relatively large detached garage with a pitched roof on basically the same footprint as the recently demolished original garage.  This would be constructed using the same brick and slates as those to be used on the extension (details of which will need to be submitted for approval through a planning condition in the event of permission being granted).  

Subject to the use of appropriate external materials, I consider both elements of the application to be acceptable with regards to the effects upon visual amenity and upon the amenities of nearby residents.  The concern expressed by a neighbour does not represent a planning objection, but I consider it appropriate to bring this to the attention of the applicant by an appropriate note on the planning permission.  

The Countryside Officer initially had concerns that the proposed garage might be detrimental to the health of two mature trees within the garden of a neighbouring property.  However, following the submission by the applicant of precise details of those trees and a visit to the site (by the case officer and the Countryside Officer) it is evident that the trees are on ground approximately 1m lower than the application site, and that the garage would be built on the higher ground in the approximate position of the former garage.  As such, the Countryside Officer is now satisfied that the development will not have any detrimental effect on those adjoining trees.

Overall, I can therefore 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: 18 April 2011














