Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0250/P

	Development Proposed:
	Proposed demolition of the existing side garage.  New two-storey extension to side to form garage and utility on ground floor and master bedroom with en-suite on first floor.  New two-storey extension to principle entrance to form study on ground floor and bedroom on first floor.  New part two-storey, part single storey extension to rear to form enlarged living/dining/kitchen.  New external timber decking area.  Erection of new chimneybreast to gable end.  Some internal alterations.  11 Bosburn Drive, Mellor Brook, Lancashire, BB2 7PA.



	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – No objections to the proposal but ask that all neighbours be fully consulted.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor – No objections.


	CONSULTATIONS: Additional Representations

	No addition representations 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 property in question is a two-storey detached dwelling that lies within the settlement boundary of Mellor Brook.  This application seeks permission for a number of alterations to this property.  Firstly, to demolish the existing side garage in order to erect a new two-storey extension to side to form garage and utility on ground floor and master bedroom with en-suite on first floor.  This extension will be set back from the front elevation by approx. 0.7m and set down from the main roof ridge by approx. 1m.  Permission is also sought for a new two-storey ‘infill’ extension to the principle entrance to form study on ground floor and bedroom on first floor, which will be block and render to match the main dwelling.  To the rear, permission is also sought for a part two-storey, part single storey extension to create an extended lounge and dining room with a separate single storey kitchen extension with a glazed lantern roof also proposed.  An area of external timber decking is also proposed within the rear garden area, and the erection of new chimneybreast to the north facing gable end.

The main considerations with the proposed scheme are the design of the proposal and its visual impact on the streetscene and whether or not the scheme will have an affect on the residential amenity of the adjacent neighbours.

In regards to the design, style and massing of the proposed extensions and their impact on the streetscene, it is worth noting that this location on Bosburn Drive is, in the most part, typified by its uniform house type and street pattern of detached properties.  The SPG ‘Extensions and Alterations to Dwellings’ states that “Any extension should reflect the character of the original house and the wider locality’ and that ‘As a general rule, any extension should not dominate the original house’.  The extension over the garage remains set down from the existing ridge height and set back from the front elevation of the property, in order to be clearly subservient to the main dwelling, and the two storey extension to be built as an infill over the main entrance to the property is to be constructed in block and render.  On this basis, the proposed front elevation of the property remains to be of a high architectural merit, without detracting from the streetscene, and is therefore considered to be in compliance with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’.

The proposed extensions on the rear elevation of the property have been designed to mirror the new design concept proposed for the dwelling whilst at the same time protecting the amenity of the occupiers of the adjacent dwellings by their design and the retention of the existing post and panel fencing on the northern and southern boundaries.  As such the development will have an acceptable visual impact and no significant impact on the amenity of the occupiers of the adjacent property.

As such, the proposal is not considered to have a detrimental impact on the visual amenity of the streetscene, and nor will its approval be to the significant detriment of the enjoyment or residential amenity of the occupiers of the adjacent dwellings. As such, this 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: 12/06/2012








