Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2012/0654/P

	Development Proposed:
	Proposed demolition of garage, single storey lean-to to the rear elevation (north east) and single storey utility room to the side elevation (north west). Proposed construction of a single storey extension to the rear elevation (north east), bedroom extension at first floor level to the rear (north east) and two storey (first floor in roof void) extension to the side elevation (north west) incorporating four hipped pitched roof dormer windows.  Associated external works including widening of the vehicular access to George Lane and the extension of the drive to incorporate a turning area.  Resubmission of approved scheme 3/2009/1066 with design amendments at Pendle House, 17 George Lane, Read.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections but request the use of a condition and a note on any approval.

United Utilities – No objections.



	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:

	Pendle House is a detached property that fronts George Lane in Read.  Planning consent is sought for a range of extensions and alterations to the existing dwelling, including alterations to the existing driveway and widening of the existing vehicle access.

The scheme is a resubmission of a previously approved scheme granted permission under reference 3/2009/1066.  The scheme currently under consideration in this application, whilst substantial, is not as extensive as the scheme previously approved.  

The proposed alterations and extensions to the northwest elevation will result in the formation of an integral garage at ground floor level and additional living accommodation at first floor level.  The overall height of this element will be 7.6m.  This will be constructed from brick at ground floor level with painted render blockwork at first floor level.  This will be constructed under a dual pitched hipped roof constructed from natural slate.  Two dual pitched hipped roof dormers will be incorporated into both the front and rear roof elevations.  

In addition to this, a single storey rear extension is to be constructed to the rear of the dwelling.  This will project approximately 3.8m from the rear of the existing dwelling and stand to an overall height of 3.8m.

The proposed development also consists of alterations to the existing driveway and vehicular access.  The existing vehicular access from George Lane will be widened from 2.8m to 3.8m.  The existing driveway and parking area in the site will be remodelled to provide additional parking/vehicle turning space.  The County Surveyor has viewed these proposals and raises no objection to the scheme on the grounds of highway safety.  He has however requested the use of conditions/notes on any approval; which relate to the specification of construction.  

The proposed development is substantial in scale; however, having visited the site I am of the opinion that the proposed development would not be unsympathetic to the character and appearance of the existing dwelling.  The other dwellings in the immediate area are characterised by being substantial detached properties.  In addition to this, each is quite individual in its character.  There is not much uniformity in design amongst the group.  

As part of the proposed scheme an existing detached flat roof garage will be demolished.

As part of the information submitted, the applicant and their agent have submitted details regarding the exterior materials to be used in the scheme.  The exterior walls are to be finished with facing brickwork at ground floor level and painted rendered blockwork above.  The roof is to be finished with natural slate tiles.  These specified materials would match those used on the existing dwelling.  The roof lights to be fitted in the single storey rear extension will be conservation roof lights.   

A bat survey has also been submitted which has found there to be no evidence of bats on the site.  Notwithstanding this I propose the use of a condition which; should bats be found at the site will afford them suitable protection. 

As discussed above; the scheme of proposed development is quite substantial.  However, I am of the opinion that the proposed development would not adversely harm the residential amenity of the area.  This is by virtue of the layout and orientation of the proposed development in relation to the neighbouring properties.  

Having considered the proposed development and the information submitted, I do not see any objections to the granting of planning permission.  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.


DATE INSPECTED: 16 August 2012














