Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0260/P

	Development Proposed:
	Raising of rear eaves level and erection of first floor extension over part of existing single storey flat roof extension (Resubmission) at 4 Branch Road, Mellor Brook, BB2 7NU

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council raise objections to the proposal on the grounds that the extensions are extensive and would be un-neighbourly.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy H10 - Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a detached brick built property located on the north east side of Branch Road close to the junction with Preston New Road.  The property, a former post office, is located within the defined village boundary of Mellor Brook.  Policies G1 and H10 of the Districtwide Local Plan and the Council’s SPG on Extensions and Alterations to Dwellings are therefore applicable.  The rear garden area backs on to land designated as Green Belt where a PROW (no.80) allows public views of the site. 

Following refusal of a previous scheme, this application now seeks permission to raise the rear eaves level of the property to match the eaves height at the front of the dwelling and erect a first floor hipped roof addition over part of the existing single storey flat roof extension.  The extension would project from the rear wall by approximately 3.0m (to match the projection of the single storey extension) and have a width of 6.7m.  The extension would have a height of 7.0 metres which is approximately 1.0m below the main roof ridge.  

The main differences between this scheme and that which was refused in November 2011 are; the rear eaves level has been raised, the width of the extension has been reduced by approximately 2.5m and a new hipped roof on the extension set down from the main ridge is proposed instead of creating a sloping roof directly from the main ridge.  I consider these changes to be a great improvement to that of the original scheme.  Branch Road has various house styles and although the rear of the property is visible from Preston New Road I do not consider that raising the rear eaves level of the property and erecting a hipped roof extension in the manner proposed to be detrimental to the visual amenities of the locality or the property itself.  I also consider that the hipped roof extension would appear as a subservient addition given that it will be set down from the main roof ridge and extends only partially across the rear of the dwelling.  Overall, I consider the design of the proposal to be acceptable.

In relation to residential amenity, windows exist in the gables of both adjacent properties which must be considered.  I am of the opinion, there to be a sufficient amount of space between the properties, so not to have an adverse impact on the amenities of these residents which would warrant refusal of the application on this ground.

A bat survey has been carried out, dated the 01 September 2011, which found no evidence of the building being used for roosting bats.  The proposed building works are therefore unlikely to cause disturbance to bats or result in the loss of a bat roost or result in any significant impact on the local bat population.  

In terms of highway safety, the property has an integral garage and room for at least two off road parking spaces.  As no extra bedrooms will be created, I consider that there is enough off road parking provision at the property so not cause a highway safety issue.

Taking all of the above in to consideration, in the interest of visual amenity, I thus 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 conditional planning permission be granted.
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