Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2013/0732/P

	Development Proposed:
	Demolition of existing side and rear extensions and construction of new two storey side and rear extensions and incorporate loft conversion at 20 George Lane, Read

	CONSULTATIONS: Parish/Town Council

	Parish /Town Council - No objection to the plan as submitted.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that, for the additional bedrooms proposed, one additional on-site parking space should be provided, to result in three on-site parking spaces in total.  He would have an objection to the application if the additional parking space was not provided.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Core Strategy 2008 – 2028 Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.



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

	The application relates to a relatively large detached house on the west side of George Lane. It is adjoined to the south (on lower ground) by a detached bungalow (no 18) and to the north (on higher ground) by a detached house (no 22).  The site is adjoined at the rear by open fields.

There is an existing small flat roofed single storey extension on the northern gable elevation of the building.  The first element of this application seeks permission for the demolition of that existing single storey extension and the construction of a larger two storey pitched roofed extension in its place.  The extension would be on considerably lower ground than the adjoining property to the north and there are no windows in the southern end elevation of that dwelling. The proposed two storey side extension would not therefore have any detrimental effects upon the amenities of the occupiers of that adjoining property.  As this proposed extension is appropriately designed and to be constructed using matching materials (red/brown facing brick at low level and render at higher level with natural grey slates to the roof) it would also not have any detrimental effects upon the appearance of the property itself or the street scene in general.

The second element of the application relates to the demolition of an existing flat roofed single storey sunroom extension at the rear and its replacement with a two storey extension.  This proposed extension is appropriately designed with a rear facing gable to match an existing gable at the other end of the rear elevation. It would be constructed using matching bricks, render and roof slates.

This particular extension is considered to be sufficiently far away from the adjoining property to the south (no 18) that is would not have any significant adverse impact on the amenities of the occupiers of that adjoining property.

The proposal also involves the provision of two bedrooms within the roof space of the rear extension and also the existing roof space.  The overall effects of the proposal including the extensions and internal alterations would convert the existing three bedroom dwelling into a five bedroom dwelling.  For this reason, the County Surveyor has requested the provision of another parking space within the curtilage.  I consider it appropriate to request the provision of the additional parking space through a planning condition.

The proposal involves alterations to the roof space such that a Protected Species Survey Report was submitted with the application.  The conclusion in the report was that “there is no evidence of access or roosting by bats in any part of the property”.  Nevertheless, it is considered appropriate to impose a condition requiring compliance with the guidance notes in the report and the instigation of any appropriate mitigation measures in the event that bats are found during development works.

Subject to the imposition of two conditions as described above, I can see no objections to this proposed scheme of extensions and alterations to this property.



	CONCLUSION:

	The proposed extensions would have no detrimental effects upon visual amenity or upon the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














