Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2014/0255/P

	Development Proposed:
	Demolition of existing attached garage and erection of single storey extension to rear of 24 Moorfield, Whalley BB7 9SA

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	 N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Policy ENV7 - Species Protection.

Core Strategy Regulation 22 Submission Draft Post Submission Version (including proposed main changes)

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.

Policy DME3 – Site Species and Protection.



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

	The application relates to a bungalow on the south side of Moorfield, Whalley within the main settlement boundary for the town.  Planning permission is sought to demolish a garage within the rear garden area and erect a single storey rear extension across the width of the original dwelling house.  The proposed extension would project from the rear of the original dwelling by 3.8m and have a width of 10m.  The eaves height would be 3m and the overall ridge height would be 5.2m. Materials would consist of rendered walls above a course of brickwork and Marley modern old English dark red roof tiles.  

In terms of the design of the proposal, whilst the extension would encompass the whole of the rear of the property, it is important to consider the planning history for those properties directly adjacent, No 22 Moorfield has a similar rear extension which occupies the whole of the rear elevation of the property, albeit it has a dual pitched roof, granted planning permission by planning application 3/2013/0669. As this extension has been completed and approved by the LPA. I consider that the extension before me would be difficult to resist on this ground.  Visually, the extension will be built in materials to match the existing property and would have the same eaves and ridge height as the original property and given it is at the rear, there will be no wider impact on visual amenity.  

In respect of residential amenity, no neighbours will be affected given the location of the properties and the fact that the adjacent property mentioned above has had a similar depth of extension. 

In the east facing gable nearest to No 26 Moorfield, two obscure glazed windows are proposed.  Both windows are to be obscure glazed and will serve a bathroom and ensuite.  On this basis, and provided they are fitted with restricted openers, they will not cause any overlooking issues.  However, in order to ensure the amenities of any future occupiers of the adjacent property are protecred, I consider it necessary that should planning permission be granted, that a condition be used to ensure that the windows remain obscure glazed in perpetuity and fitted with restricted openers. 

Having regard to protected species, a bat survey has been submitted dated 12 March 2014.  Whilst the survey recognises that bats hibernate during the winter months, it states that no droppings were found either around or on the walls which could indicate bats entering the building.  In addition, neither were any grease marks on the walls or external woodwork found.  The survey therefore concluded that based on the lack of evidence found within the building, that the alterations to this building will not impact or cause loss of habitat to any local bat population and as such it is not necessary to incorporate any mitigation measures. On this basis I do not consider there needs to be any conditions relating to the protection of bats, however the standard informative advising applicants of their legal duty and protection surrounding bats will be imposed on any decision notice. 

In light of the extensive extensions at the neighbouring dwelling, No 22 Moorfield I consider that the proposal before me is difficult to resist and given that the extension will be built in materials to match the existing property I do not consider there to be a harm to visual amenity or residential amenity and for these reasons I thus recommend the application accordingly. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 28 April 2014














