Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0365/P

	Development Proposed:
	Dormer extension to rear elevation, first floor extensions to front elevation and internal alterations at Carniola, Whins Lane, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	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 application relates to a detached bungalow on the south side of Whins Lane, Simonstone.  The property is adjoined to the east by a detached two storey dwelling; to the south by open fields; to the west by an undeveloped piece of land beyond which is a detached bungalow; and there is an area of vacant land to the north of the site on the opposite side of Whins Lane.

At the eastern end of the front elevation of the bungalow there is an integral garage, the front of which projects slightly forward of the main front elevation with a front facing gabled roof above this projecting element.  Permission is firstly sought to extend above the forward projection of the garage in order, together with internal alterations, to provide additional bedroom accommodation at first floor level.  Secondly, permission is sought for a dormer window across the majority of the rear elevation in order to provide still further bedroom accommodation within the existing roof space.

The existing bungalow has rendered walls and a tiled roof.  The external materials to be used in the construction of the proposed front extension and also on the proposed rear dormer would also be rendered walls and tiles to the roofs all to match the existing.

This general locality comprises a variety of house types.  As such, I do not consider that the proposed extensions and alterations to this bungalow would have any detrimental effects upon either the appearance of the property itself or the locality in general.

There are no adjoining properties at the rear or front of the site.  The nearest properties on either side of the application site are sufficiently far away, and the fenestration of the proposed extension and dormers are such, that there would be no detrimental effects to the privacy or general residential amenities of the occupiers of either of the adjoining properties.

A Bat Survey Report submitted with the application concludes that “there is no evidence of bat activity at the property; the potential for supporting roosting bats is low”.  It is, however, considered appropriate that a condition be imposed in order to require compliance with the mitigation measures also included in the report.

A standard advisory note will also be necessary in relation to the fact that the property is situated within a Coal Mining Advice Area.

Overall, I can see no sustainable objections to the proposed extensions and alterations to this property.



	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: 29 MAY 2012














