Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0339/P

	Development Proposed:
	Demolition of existing stone clad single storey flat roof extension to gable side of building and rebuild on same footprint with a pitched roof and first floor dormers at Mouse House, Clitheroe Road, Knowle Green, Longridge, Preston, PR3 2YS.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council - No objections to this proposal.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 

United Utilities - No objections.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy EMP7 – Protected Species

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy SPG – Extensions and Alterations to Dwellings

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

	The property to which the application relates is detached and stands on the north side of Clitheroe Road, land designated as Area of Outstanding Natural Beauty.  The property is sited adjacent to PROW no.2 in the Parish of Ribchester and is surrounded by substantial hedging and trees.

This application seeks planning permission for an extension to the side of a bungalow property replacing flat roof additions.  The extension would be built upon the footprint of the existing flat roof addition but would be increased in height to be of a similar height as the original bungalow property.  Permission is also sought for pitched roof dormers on the front and rear roofslopes of the proposed extension. The maximum external area of the extension is approximately 8.3m x 4.2m with the maximum height to the pitch of what is effectively a two-storey extension is approximately 4.9m. This extension would provide a replacement bedroom and utility room at ground floor and create an additional fourth bedroom at first floor.  The proposed dormers would have an overall width (including roof overhang) of 2.8m, a projection of 3.5m (scaled from the plan) and a height of 1.5m, as shown on amemded Drawing Number: 002.Rev.D dated 29 August 2012, a reduction of 200mm from the plan submitted initially.

Given the location of this property and the substantial boundary hedging at the side and rear of the property, the dormers would not overlook neighbouring dwellings.  The Highway Authority is also satisfied that there is sufficient parking space within the curtilage for the proposed increase in number of bedrooms. The matters for consideration are therefore the detailed design criteria outlined in the SPG on extensions and alterations to dwellings and the visual amenities of the AONB.

Policy G1 of the Local Plan states “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature.  Policy ENV1 of the Local Plan concerns itself specifically with the protection, conservation and enhancement of the Area of Outstanding Natural Beauty (where this property is located).  The SPG reiterates this and advises that extensions in designated areas (such as the AONB) will be subject to strict control, with any development in such areas expected to contribute to its character.  It also advises that the design of an extension is an important consideration when assessing the appropriateness of an application.  The dormers as initially submitted were considered to be overlarge and dominant, the reduction in size, by raising the height from the eaves of the dormer by an additional 200mm has helped to reduce its dominance.  I consider the revised proposal to be acceptable and the visual amenities of the AONB, should the large conifer trees surrounding the property ever be removed, will not be undermined.

As part of the planning process, the potential impact of the works on European Protected Species is also a material consideration. The detailed protected species report dated the 25 April 2012 has clearly identified the presence of roosting bat activity close to the apex on the eastern gable. This is a significant material factor; bats and their roosts are protected by the Wildlife & Countryside Act, the Conservation of Habitats and Species 2010 legislation making all species of bats European Protected Species.  Mitigation measures are identified within the report which would ensure that bats would not be disturbed, exposed or vulnerable to these protected species.  However, this would entail more survey work being undertaken prior to any building works being undertaken.  This would be in the form of at least one evening or dawn emergence survey during the main activity season of the 1 May to 30 September which would establish all key access pints, the number of bats present, their specie and the type of roost present.  The Countryside Officer considers planning conditions could control this.
It is for the above reasons that I recommend the application 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.


DATE INSPECTED: 13 JUNE 2012














