Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0104

	Development Proposed:
	Demolition of existing attached garage and erection of new garage on existing footprint with new dormer roof extension at first floor level; new pitched roof to existing flat roofed single storey extension to the rear at 53 Coniston Close, Longridge.

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies 

	N/A

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This application relates to a semi detached dormer bungalow on Coniston Close within the main settlement of Longridge. Permission is sought for the removal of the existing single storey flat roofed garage to the southern gable elevation and the replacement with a two-storey extension to accommodate a garage at ground floor level with bedroom above with flat roofed dormer to the front elevation and extension to the existing dormer to the rear roofslope together with the removal of the existing flat roof to the single storey rear extension and replacement with a pitched roof.

With regards to the impact of the proposal upon neighbouring amenity I consider that as the gable elevation of the adjacent property to the south (No. 51 Coniston Close) is blank, the proposed dormer to the front of the property would not directly face any residential properties and there is a distance of approx. 21 metres to any residential properties to the rear any impact of the proposal upon neighbouring residential amenity will be minimal.

Initial plans that were submitted detailed a two-storey extension which would match the height of the existing ridge line of the property as well as the front building line and as such was not considered a subservient addition to the property to the detriment of the visual amenity of the street scene.

The amended plans now show a set back of the extension from the existing front building line of the property by approx. 0.4 metres and a set down from the existing ridgeline by approx. 0.5 metres. As such, I consider that the scale, design and massing of the proposal is acceptable, would not dominate the existing property and appear as a subservient addition in the street scene.

A bat survey was carried out at the property and it was concluded that the proposed building works are unlikely to cause any significant disturbance to bats or result in the loss of a bat roost.

As such, the application is recommended 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 planning permission be granted.


DATE INSPECTED: 23/03/2010














