Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0292

	Development Proposed:
	Proposed demolition of existing garage and outbuildings, proposed two-storey side extension and attached double garage, 38 Branch Road, Mellor Brook, Blackburn.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy DMH5 – Residential & Curtilage Extensions.



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

	Consent is sought for the demolition of an existing garage and outbuildings and the erection of a proposed two-storey side extension and attached double garage at 38 Branch Road, Mellor Brook, Blackburn.

The application site is accessed via a private wooded lane off Branch Road Mellor, located in a predominantly residential residential area.  The dwelling is largely isolated in nature and is bounded on all sides by well-established woodland/planting.

The existing dwelling is a two-storey stone-faced cottage style property with an existing detached garage and store within the residential curtilage.  

The proposal seeks to demolish the existing outbuildings and erect a two-storey side extension to the north elevation to provide additional extended kitchen space at ground floor and an additional bedroom with en-suite facilities at first floor.  It is also proposed that an attached double garage be erected on the north elevation of the proposed extension.

The proposed additions are stepped back from the primarily elevation of the existing dwelling to reflect an element of changefulness and addition.  It is proposed that the two-storey extension be set-back approximately 1900mm from the west elevation with the attached garage being set back a further 2100mm.  Whilst the eaves height of the proposed two storey extension matches that of the existing, the generous setback and lowered roof-ridge allows this element of the proposal to remain clearly visually subservient to the original dwelling.  

I consider that the window detailing and proportions proposed relate well visually to those found on the existing dwelling and that the materials proposed further reinforce the positive visual relationship between the proposed additions and that of the existing dwelling. 

Given the isolated nature and siting of the dwelling I do not consider that the proposed development would have any significant detrimental impact upon residential amenity, furthermore I do not consider that the appearance of the proposed additions/extension would result in any detrimental impact upon the visual amenity of the immediate context.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant detrimental impact upon the visual amenity of the immediate area

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 22/05/2013














