Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2007/1155/P

	Development Proposed:
	Demolition of existing bungalow and construction of a two storey house at 6 Hammond Drive, Read.

	CONSULTATIONS: Parish/Town Council

	Parish Council – Does not express any objections to the application but observed that the house to be constructed is in an area adjacent to Read Hall which is of particular historical interest and the Parish Council requests assurance that the stone walls bordering Hammond Drive will not be disturbed as part of the development.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy ENV7 - Species Protection.



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

	The application relates to a detached bungalow in a relatively large, well screened plot, on the south side of Hammond Drive, outside the settlement boundary of Read.  It is adjoined to the east and west by detached, two storey houses, and to the south by open fields which are part of Read Park.  The dwellings on Hammond Drive are all of different types and designs.  

Permission is sought for the demolition of the bungalow, which is of no particular architectural merit, and its replacement with a two storey house.  The footprint of the new house will lie over the existing footprint, but would be very slightly larger.  The height of the replacement house, at approximately 7.7m, will be slightly lower than the existing house to the east, No. 4.   The overall massing of the proposed dwelling is very similar to the existing neighbouring properties on both sides.  

The agent says in the Design and Access Statement that the design of the house takes its cues from the traditional houses found in the area.  The external materials comprise a mixture of slate, render, timber and stone, all of which are found on dwellings in the locality.  

The new building, in common with the existing, would be sited immediately between its two adjoining neighbours.  This fact, combined with the existing dense and high tree/hedge screening on both side boundaries, and a lack of any windows in either of the side elevations of the proposed dwelling, means that there would be no detrimental effects on the privacy or general residential amenities of the neighbouring properties.   

Due to the 3m high walls on the northern side boundary, and the fact that the land slopes downwards from north to south, means that, despite its increased height, the proposed dwelling, like the existing bungalow, will hardly be visible from Hammond Drive.  It will only be clearly visible from the adjoining parkland to the south.  Although it is of an individual design, it is an appropriate design for the plot and the locality in general, and it will not be read in conjunction with any of the neighbouring properties, which are also of individual designs.

It is not proposed to demolish or in any way alter the existing boundary walls (as referred to by the Parish Council).  This can be ensured by an appropriate condition.  

A bat survey of the existing building concludes that it is likely that a relatively small number of crevice-seeking bats are roosting within a single location, possibly as a minor day time roost by non breeding bats during the breeding season or as a small pre-habernal roost in the late summer and autumn, although there is no evidence to support either a maternity roost or a significant and regularly used bat roost.  There is therefore a list of conclusions and  recommendations in the report aimed at mitigating against the potential impact on bats.  Compliance with the requirements of the report will need to be ensured by an appropriate condition.

Subject to appropriate conditions, I can see no objections to the proposed demolition and replacement of this dwelling, 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.
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