Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0485/P

	Development Proposed:
	Demolition of existing single attached garage. Erection of two-storey side extension and internal alterations. Additional parking hardstanding with permeable surface at 97 Hacking Drive, Longridge, PR3 3EP.

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objections to this proposal subject to the necessary consultations being carried out with the neighbours.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) has no objections to this proposal, however, they note that the additional parking space proposed will require an extension to the existing dropped kerb to allow vehicles to enter and leave the highway safely (as in fact does one of the existing two parking spaces and request that a note be added to any permission granted.

	CONSULTATIONS: Additional Representations.

	The neighbouring properties directly affected by the proposals have been consulted and no representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV7 – Protected Species

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 located on the south east side of Hacking Drive.  Planning permission is sought to demolish an existing garage and erect a two storey side extension with one dormer to the front and the continuation of the existing dormer on the rear.  Permission o

Hacking Drive is made up of semi-detached dormer bungalows with flat roof garages.  Each pair of properties is separated from the pair adjacent by these flat roof garages.  

Having visited the property, I had concerns that that due to the ridge of the extension following the existing property and that the elevation would run flush with the front elevation of the property, terracing within the street scene would occur as a result of their linear layout.  As a result amendments were sought to the proposal, received on the 20 June 2012, requiring the extension to be set down and set back from the main ridge and front elevation respectively.  The amended plan shows the extension set back from the front elevation by 0.5m and set down from the ridge of the main house by 0.3m.  These changes make the extension similar to others recently approved, 3/2011/0229/P, and to achieve consistency, I consider the proposal to have an acceptable impact on the visual amenities of the street scene.

In relation to residential amenity, my main concern is the extension of the dormer window at the rear and potential overlooking of habitable rooms at numbers 50 and 52 Mardale Road.  The property is set approximately 21 metres from the first floor windows at the rear of the Mardale Road properties which is considered the minimum standard within the SPG on extensions and alterations to dwellings.  This coupled with the fact that the first floor rear window would serve a newly created shower room and is likely to be obscure glazed, the development would not cause loss of privacy to those residents and is thus acceptable.

A daylight scoping survey, dated the 13 April 2012, has been submitted which has found evidence of small numbers or solitary roosting Pipistrelle bats being active within the gable apex of the property.  The ecological consultant, who has carried out the survey, advises that particular care is thus required when carrying out the proposed development.  He also advises timing constraints should be imposed so that building works are not carried out during the critical period of 1st May to 31st August when bats are most vulnerable to disturbance.  Relevant conditions will thus be imposed to ensure the protection of this European Protected Species.

With regards the extension of hardstanding, the County Surveyor has been consulted on the application and has no objections to the proposal.  Visually, I similarly have no concerns.  In relation to flooding, this property is not within Flood Zone 2 or 3, thus I do not consider that the creation of additional hardstanding, which is to be permeable, would cause an unacceptable impact on the local water environment.

Taking all of the above in to consideration, I thus 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: 06 June 2012














