Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2009/1066

	Development Proposed:
	Proposed demolition of existing garage, utility room and outbuilding and construction of two-storey side and rear replacement extension. Extension of existing drive to provide improved parking and turning space and alteration to increase width of existing access at Pendle House, 17 George Lane, Read.



	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No objections in principle to the application on highway safety grounds. The proposed remodelling of this property includes adequate provision for the parking and manoeuvring of vehicles.

	CONSULTATIONS: Nearby Residents

	One letter of objection has been received, and their comments have been summarised as follows:

· Concerns regarding the impact of the proposal upon the privacy of neighbouring property, 15 George Lane, if the existing planting within the curtilage of 17 George Lane is not retained/enhanced.

· Concerns regarding the proposed first floor balcony and the proposed new first floor window on the ‘north west elevation’.

· In order to protect the privacy of 15 George Lane, I would request that any planning consent granted included specific conditions requiring (a) steps to be taken to protect the existing planting to the front and rear of 17 George Lane during the carrying out of the development, (b) the enhancement of such planting to provide additional screening to 15 George Lane and (c) the maintenance of such enhanced planting/screening in perpetuity.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a detached property on George Lane within the main settlement of Read.

Permission is sought to demolish the existing garage, utility room and outbuilding at the property and replace with a two-storey side extension with approx. dimensions of 15.7m x 6.6m x 7.3m in height with a hipped roof, set down from the main ridge height of the property by approx. 0.4 metres. Two dormers are to be inserted to the front elevation of this extension and two to the rear in which all are to project approx. 1.5m from the property, 2.3m in height and 1.5m in width with pitched roofs.

An infill extension at first floor level at the rear to accommodate a landing will measure approx. 3.8m x 1.4m with a single storey extension below at ground floor level attached to the two-storey extension with approx. dimensions of 4.4m x 4m x 3.7m in height with a hipped roof. A further single storey infill extension towards the south-eastern side of the property is proposed measuring approx. 2.9m x 1.4m with a balcony above measuring approx. 7.5m in length, projecting approx. 1.4m from the property and 1m in height constructed of stainless steel rail and balustrades with glazed panels. Materials to be used in the construction of the two-storey and single storey extensions are to match the existing property.  

In terms of visual impact I consider that as the property is set well back from the main roadside, the extensive curtilage can adequately accommodate an extension of this size and the design of the two-storey extension with a matching roof slope and the insertion of dormers to the front elevation at first floor level compliments the existing property. In addition, as the extension is set down from the main ridge height by approx. 0.4m and set back from the main buildline by approx. 0.9 metres it satisfies the requirements of the Councils SPG ‘Extensions and Alterations to Dwellings’ therefore any visual impact will be minimal.

Permission is also sought to widen the existing access and remove some of the garden area to the front of the property to create a new hard standing for the parking of vehicles.

With regards to the potential impact of the proposal upon neighbouring residential amenity I consider that its impact upon the property to the north-west No. 19 George Lane will be minimal as this property is at an elevated position to that of No. 17 George Lane, there will be a distance of approx. 10 metres between the two properties ensuring that any loss of light will be minimal and an appropriate condition shall ensure that the window to the first floor side elevation of the extension serving the bathroom shall be obscure glazed, remain as such in perpetuity and that no other windows are to be inserted into this elevation at first floor level without prior approval by the Authority.

With regards to potential impact of the proposal upon the property to the south-east No. 15 George Lane I note the concerns with regards to loss of privacy. I consider that as the property is set further back from that of No. 17 any views from the proposed balcony and bedroom window on the south-east elevation (incorrectly stated as the north west elevation on plan no. 3963 – 05B) will be that of the side elevation of No. 15. As the windows to the side elevation of No. 15 serve bathrooms, an amended plan has been received which includes the addition of an obscure glazed screen to the end of the balcony and as such I am satisfied that this will safeguard the privacy of neighbours residing at No. 15 George Lane. In addition, existing boundary treatments in the form of mature trees and bushes as well as a distance of approx. 10 metres between the two properties will ensure that any loss of privacy will be minimal and not sufficient as to warrant refusal.

In order to safeguard the privacy of these neighbours I consider that an appropriate condition is placed on the decision notice ensuring that the existing treatments on the boundary of the two properties is retained in perpetuity.

A bat survey was carried out at the property and it was concluded that based on the evidence found it does not appear that bats use the building for roosting, hibernating, feeding or maternity.
Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on adjacent residential amenity.



	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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