Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0658/P

	Development Proposed:
	Proposed lounge, kitchen and bedroom extension including (including rooms in roof space) and a detached two car garage at 22 St Peter’s Close, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections.

Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	One neighbour letter received – proposed development would significantly change outlook and character views from living room and upstairs.



	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 development site is a semi-detached bungalow located on a corner plot fronting St Peter’s Close.  Planning permission is sought for a side extension providing a lounge, kitchen and bedroom at ground floor level with an additional bedroom to be formed at first floor level within the roof space.  In addition to this a detached garage is to be located to the southern end of the site.

The proposed side extension will project 4.2m from the side of the original dwelling and run the full length of the dwelling, approximately 12.2m.  The extension will have an eaves height of 2.6m and stand to a ridge height of approximately 6m; both heights would be the same as used in the existing dwelling.

Various new windows are proposed along all elevations of the proposed development.  This includes a Juliette balcony at first floor level in the rear elevation.  Due to the location of the windows and the proposed balcony in relation to the surrounding dwellings I am of the opinion that the proposed would not adversely impact upon the residential amenity of the area.

The proposed detached garage would measure 6m x 6m and would be located towards the southern boundary of the site.  The garage would have an eaves height of 2.6m and stand to an overall height of 4m.  The garage unit would be located opposite a similar garage at a neighbouring property.  All of the proposed development is to be constructed from brickwork at the lower levels and render above under a tiled roof.

One letter of objection has been received from a neighbour.  The objection relates to the impact the proposed development would have upon the character and outlook of views from their property.  The loss of a view is in itself not a material planning objection.  Furthermore having visited the site I am satisfied the proposed development would not materially impact upon the residential amenity of the objector’s property.

A bat survey has also been submitted as part of the proposed application. This has found that there is no evidence of bats at the site. However I will recommend the use of a condition which, in any event of bats being found, would offer them suitable protection.

It should also be noted that a scheme of this nature has previously been approved under reference number 3/2004/0587/P.  This permission has subsequently lapsed.  The previously approved scheme was of a larger scale in terms of bulk and in comparison to the currently proposed scheme.  Since this previous approval there has been no significant change in policy relating to this type of development.

Having considered the submitted details, I do not see any material objection to the granting of this planning permission and I therefore recommend 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: 10 AUGUST 2012














