Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0833/P

	Development Proposed:
	Proposed development to the main block at Vale House to construct a two-storey extension to the West elevation.  This will enable internal redevelopment of existing bedsits into one-bedroom flats.  A first floor Juliet Balcony will be located on each first floor flat with patio door sets to the ground floor.  Additional construction of two uPVC conservatories to rear ground floor flats to the South side elevation.  Vale House, Vale House Close, Whalley, Lancashire, BB7 9TY.


	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No observations.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No observations or comments received.
Environment Agency – As part of the site falls within Flood Zone 2, please refer to the comments on Flood Risk Standing Advice Matrix.


	CONSULTATIONS: Additional Representations

	One letter has been received from the occupiers of an adjacent dwelling, and the following points of objection have been made,

1. This two storey extension, by some three metres to the west, will have a detrimental effect on the visual amenity of the area,

2. It will reduce the much needed amenity space for residents around the complex,

3. Loss of sunlight to my garden and rear elevation,

4. Loss of view,

5. Impact on visual amenity of the area,

6. The plans show the extensions will create an INTERNAL single bedroom to each flat, surely this is not in compliance with Building Regulations,

7. The plans should be remodelled to combine bedsits and create a more sufficient space for residents and in line with Lifetime Homes standards,

8. P&D Committee should reject this application.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Policy ENV7 – Species Protection.

Government Circular 06/2005: Biodiversity and Geological Conservation.

DEFRA Circular 01/2005.

The Conservation of Habitats and Species Regulations 2010 (as amended).

Wildlife and Countryside Act 1981 (as amended).

Natural Environment and Rural Communities Act 2006.


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

	The site in question lies within the centre of Whalley.  This application seeks permission for the construction of a two-storey extension to the West elevation of Vale House, Whalley, a Social Housing with support building containing 24 flats, with the additional construction of two uPVC conservatories to the rear ground floor flats to the South side elevation of the building.  The development will enable the internal redevelopment of existing bedsits into one bedroom flats, with a first floor Juliet Balcony to be located on each first floor flat with patio door sets to the ground floor.

At this present time when assessing proposals for housing development the overriding consideration is that of the National Planning Policy Framework (NPPF).  Paragraph 14 of the NPPF notes ‘At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development.’  For decision-taking this means approving development proposals that accord with the development plan without delay and where the development plan is absent, silent or relevant policies are out of date, granting permission unless:

· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole; or

· specific policies in this Framework indicate development should be restricted.
However, as the proposals affect a building where a there is evidence of bat roosting within the building, a European Protected Species, then Chapter 11 of the NPPF, Conserving and enhancing the natural environment, paragraph 119 becomes a material consideration.  It advises that ‘The presumption in favour of sustainable development (paragraph 14) does not apply where development requiring appropriate assessment under the Birds or Habitats Directives is being considered, planned or determined.’   The site has been identified following the results of the Protected Species Survey dated the 18th of September supplied as part of the application.

Paragraph 118 of the NPPF notes that ‘When determining planning applications, local planning authorities should aim to conserve and enhance biodiversity by applying the following principles:

· if significant harm resulting from a development cannot be avoided (through locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused.
The conclusion of the Bat Survey is that mitigation measures are required to ensure the works are carried out at the correct time of the year using methods to avoid disturbance, and that a detailed method statement is required before any roofing works are carried out.  It does not recommend that an EPS Licence is required prior to the works being carried out.  As such, following discussions with the Council’s Countryside Officer suitable conditions have been added to the final decision that will enable the development to be carried out without detrimentally impacting upon the roosting bats.

With regards to the visual impact of the proposals, Local Plan Policy G1 states that,

‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that,

‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’

On the basis of the above Policies and Guidance, there is a particular emphasis on proposals,

· being visually acceptable,

· having an acceptable relationship with their surroundings,

· not having an impact on ecology/habitats,

· having a high standard of building design and landscape quality, and

· not adversely affect the amenities of the surrounding area.

The existing building is currently undergoing significant remodelling and renovation works in order to bring the building up to a modern standard, and the proposed extensions have been designed to match the buildings existing shape, style and materials and is therefore considered visually acceptable and entirely sympathetic within the streetscene.

With regards to compliance with privacy distances, the guidance provided within the SPG – “Extensions and Alterations to Dwellings” discusses a distance of 21m between existing dwellings and the proposed first floor windows of habitable rooms in new developments.  When assessing the proposed two storey extension, in measuring the direct line of view from the first floor Juliet Balcony windows within the proposed extension to the houses opposite, they sit well over 21m away.  The rear garden areas of the properties on Woodlands Drive sit at an oblique angle to the new extension and as such the potential for overlooking is considered to be suitably mitigated.  Vale House itself sits some 14m away from the rear elevations of these properties on Woodlands Drive, and with the proposed two storey extension being set in from the northern facing elevation of the main building by 2.6m, the extension will have no significant impact upon the amenities occupiers of the adjacent properties, whether through loss of light or privacy.  The scheme also includes the insertion of a new window at first and ground floor of the south facing side elevation, as well as the widening of existing windows in this same elevation.  These windows face directly onto the gable elevation of no. 5 Manor Road and as such there are no concerns regarding any potential overlooking.
No formal comment has been received from the LCC County Surveyor however it is considered that the off street parking provisions remain appropriate for the building given there are no additional flats being created.

I am therefore of the opinion that the proposal would have an acceptable relationship with its surroundings, would reflect the character and appearance of the adjacent dwellings in the area and would have no significant impact on the amenities of the occupiers of adjacent dwellings.  The proposal is therefore considered acceptable when considered against Local and National Plan Policy, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, it would not have an adverse visual impact, its approval would not be to the detriment of highway safety and its approval will not be to the detriment of European Protected Species.



	RECOMMENDATION: That conditional planning permission be granted.
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