Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2014/0881/P

	Development Proposed:
	Single storey side extension at the rear of adjoining garage 

	Site Address:
	29 Whitecroft Lane, Mellor BB2 7HA

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	None received.


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan (DWLP)
Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV7 - Species Protection.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

The Core Strategy Submission version as proposed to be modified (C.S)
Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DMH5 – 

Policy DME3 – Site and Species Protection and Conservation.

National Planning Policy Framework. (NPPF)
Achieving Sustainable Development. 

Core Planning Principles.
Section 7 – Requiring good Design.


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

	The application relates to a bungalow located on Whitecroft Lane, adjacent to Public Footpath number 51 in the Parish of Mellor.  The bungalow has north and south gables with a flat roof porch and garage extending from the west elevation and south facing front gardens and driveways and forms a group of five other near identical.
Permission is sought to erect a side extension that would be located at the rear of the attached flat roof garage. The proposed extension will project from the side elevation of the property by 3.6m and would have a width of 2.75m. The extension would have a west facing gable with a ridge height of 3.25m. 
The matters for consideration are namely residential amenity, visual amenity, good design and the effect on European Protected Species, namely bats. 
With regards residential amenity, the extension would project from the side of the existing dwelling but would not project past the rear elevation of the host dwelling, or that of the neighbour’s dwelling. Although the proposed extension will be within 600mm of the shared boundary with No 27 Whitecroft Lane, it would not cause any loss of light or overshadowing of any neighbouring windows. Consequently, it is considered that there would be no significant effect on residential amenities of this neighbour.  There are no other neighbours in close proximity that would be affected by the proposals.

In respect of visual amenity, the application site is one of five identical bungalows which all have south facing gables that are separated from the main road by front garden areas. These five bungalows form a visually pleasing group within the street scene. Each bungalow has an attached flat roof garage addition projecting from one of their side elevations, the roof of the proposed extension would be seen behind the flat roof garage.  This would detract slightly from the openness that currently exists between the dwellings, however, it is noted that a similar pitched roof addition exists on a dwelling two doors away at No 25 Whitehalgh Lane, which does not detract significantly from the property itself or the visual amenities of the group of dwellings to which this property forms part, given its subordinate height to the ridge of the main dwelling. It is considered that this would be the case here given the limited roof height of the proposed extension. It is considered the extension is suitably designed for the host dwelling and would appear as a subordinate addition, in compliance with the Council’s SPG on Extensions and Alterations to Dwellings. 
A protected species survey was submitted which found evidence of bats using the property adjacent to the south-facing gable elevation. However, the location of the proposed development would be at the opposite end of the dwelling and would be unlikely to impact on the identified bat roost. As such, the Council’s Countryside Officer is satisfied that no timing constraints are necessary in respect of when works should be carried out.
To conclude, it is considered that the proposal would not adversely affect the nearest neighbour, nor would it harm the visual amenities of the street scene.  The bats present in the south facing apex of the bungalow would also not be affected by the proposals and on this basis I thus recommend that the application be approved. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 5 November 2014











This report needs to be read in conjunction with the Decision Notice.








