Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0661/P

	Development Proposed:
	Proposed side and rear extension at 21 Mayfield, Whinney Lane, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections.

Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	One letter received – no objection, subject to satisfactory protection of an existing Magnolia tree on the boundary.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Planning permission is sought for the erection of a single storey extension to the side and rear of the existing dwelling.  The development site is a detached bungalow that fronts Whinney Lane.  The dwelling is set back from the highway in a slightly elevated position.

The proposed side extension will project approximately 2.1m from the side elevation to the south and extend the full width of the dwelling approximately 10.7m.  The proposed development will measure 2.6m to eaves height and 5.5m to ridge height.  In addition to this a small rear extension is proposed to the rear of the dwelling towards the northern boundary of the site.  This element will project 1m from the rear of the existing dwelling and measure 3.9m in width; this extension will also have an eaves height of 2.6m and an overall height of 4m.  The proposed development will be constructed from brickwork and render under slate roofs.

As part of the proposals an existing detached garage would be demolished.  This resulting development will lead to the footprint of the housing being located approximately 1.1m from the boundary of the site.

Having considered the proposed plans I am of the opinion that the proposed development would not adversely harm the residential amenity of the area.  This is by virtue of the development siting in relation to the surrounding dwellings.  Furthermore I am satisfied that the proposed development would be in keeping with the character and appearance of the dwelling.  The development would create a clearly subservient addition.

One area of objection that has been raised with regard to the proposed development relates to the potential impact development could have on a Magnolia tree located on the boundary of the site in the neighbouring garden.  The Countryside Officer has visited the site and has recommended the use of conditions on any approval which would allow for the potential impacts to be monitored and if required mitigated against.  The potential for damage to the root network may to an extent have already occurred due to the existing garage, which is closer to the tree than the proposed development would be, and the existing driveway.

A bat survey has also been submitted with this application that has found that the roof space may have previously provided a roost for bats.  However it also found that any current activity was unlikely.  Nonetheless I propose the use of a condition which, should bats be found, provide them with the appropriate level of protection.

In view of the comments above, I see no objection to the granting of this permission.  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: 16 AUGUST 2012














