Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/1009

	Development Proposed:
	Proposed two storey side extension over existing garage and utility room at 1 Hazel Grove, Longridge.



	CONSULTATIONS: Parish/Town Council

	Town Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections.



	CONSULTATIONS: Additional Representations

	1no. Letter received from nearby resident – Objects:

· Objects in light of the major extensions that have already been completed to this property. We were not advised of the original side/garage extension.

· New two storey extension will directly overlook our kitchen and garden area significantly reducing our privacy.

· Will devalue our property.

· Loss of view of the Bowland Fells.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

DMG1 – General Considerations.

DMH5 – Residential & Curtilage Extensions.

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

	Planning permission is sought for the erection of a two storey side extension at 1 Hazel Grove, Longridge. The existing property is a semi detached dwelling which fronts Hazel Grove. 

The proposed development consists of the erection of a first floor extension over an existing garage. The proposed extension is to be sited on the West elevation of the existing dwelling. The proposed extension will project 2.7m from the side of the existing dwelling and measure 7.9m in length. The resulting structure will have an eaves height of 4.8m and stand to an overall height of 6.6m. The proposed development is to be constructed from brick under dual pitched tiled roof. Window openings are to be provided at first floor level in both the front and rear elevations of the property. The extension is to be set back from the front elevation by approximately 0.5m and the ridgeline is to be set down by 0.2m. This will ensure that the development will be a subservient addition to the existing dwelling.

The proposed scheme has been amended since submission. The proposed development will be built up to the boundary of the site. This will result in the gable end of the proposed development forming the boundary line of the site and that of the adjacent property. In my opinion this expanse of brickwork had the potential to appear intrusive and oppressive. Therefore following discussion with the applicant’s agent the design has been amended slightly to incorporate a single course of upturned facing bricks. This will aide to create a visual break within the elevation.

It should also be noted that the proposed development would not be located at right angles to the common boundary between the two properties. This will also help to reduce the impact of development and also retain a degree of openness.

Previously the property has undergone extensions and alterations that consisted of a single storey extension to the rear. This was granted permission under reference 3/2001/0035.

As I have outlined above, 1no. letter of objection has been received from a nearby resident that raises various points of objection to the proposed development. With regard to the other extensions that have been carried out these are dealt with above. Having regard to the other points raised; I am of the opinion that any resulting overlooking that would be caused by the proposed development would be no greater than is already the case. This is because the proposed development does not extend the dwelling any closer to the objectors property than is already the case. The final points concerning the devaluing of property and the loss of views to the Bowland Fells are not considered to be material planning reasons for objection.

I am satisfied that the proposed development will not cause detrimental harm to the residential amenity of the area which would be considered sufficient enough to warrant the refusal of planning permission. Furthermore I am satisfied that the proposed development would not appear to be an over dominant addition to the existing dwelling.    

As part of the application a bat survey has been submitted. This survey has found that there is no evidence of Bats at the property that may be harmed by the proposed development. Due to the nature of Bats no survey can be 100% reliable, therefore I recommend the use of an appropriate condition that will ensure the correct level of protection is afforded to any Bats that may be found on site.

Having considered the submitted details I see no material objections to the granting of this 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 consent is granted.


DATE INSPECTED: 21/11/12














