	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	

	Application Ref:
	3/2019/0433
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk
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	Development Description:
	Single storey extension to the rear and side of the existing detached house. Alterations to the existing fernestations including the addition of a pitched roof to the existing flat roofed dormer facing the road, window replacement, roof slates and re rendering of the walls.

	Site Address/Location:
	11 George Lane Read BB12 7RQ

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

No planning history


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a detached bungalow with accommodation within the roof space. The property is located within the designated settlement of Read within no area of special designation. 


	Proposed Development for which consent is sought:

The application seeks consent for numerous alterations to the dwelling as listed below:
· Alteration of the existing flat roofed dormers on the front elevation to form two pitched roofed dormers. With a ridge and eaves height of approximately 6m and 4.8m respectively.
· Single storey rear extension measuring approximately 9.9m by 4m with a flat roof at a height of approximately 2.7m.

· Demolition of existing car port

· Side extension measuring approximately 2.3m by 8.1m with a flat roof at a height of approximately 2.7m

· Replace existing timber window frames with grey aluminium frames
· Replace existing concrete tiles with grey synthetic slate
· Off white render replaced with textured k render (Linen White or Wheaton or Antique white)
· Removal of chimney on the rear roof slope



	Residential Amenity:
The submitted details propose a rear extension which benefits from a rearward projection of 4m being of a width of 9.9m with a maximum height of 2.7m, the neighbouring property to the south, 9 George Lane, is located approximately 2.5m from the application properties side elevation. The proposed rear extension is replacing an existing rear extension and conservatory and as such, is not considered to result in any negative impact on this neighbour due to the orientation of the two properties within their plots and the single storey nature of the development.  The extension to the side of the application property is located to the north and as such will not be visible nor have any impact on the neighbouring property to the south.
The neighbour to the north, High Meadow, is located approximately 3.4m from the application dwelling; The proposed side extension to the north of the application property will create a store replacing the existing car port, the proposed side extension will measure approximately 2.7m in height. Due to the proposed single storey nature of the development, distance between the properties and orientation of the neighbouring dwelling to the north of the application site, the proposed extension is not considered to result in any loss of residential amenity to the neighbouring property to the north, High Meadow.
The proposed alterations to the existing dormer windows and removal of the chimney on the rear elevation will result in no negative impact to the visual amenity of any neighbouring property. 



	Visual Amenity:
The proposed extensions and alterations include the use of K render, aluminium windows and doors and grey synthetic slate. While this material is not found on the application property currently it is not considered that the proposed materials will result in significant harm to the character or visual amenity of the area and host dwelling.

The proposed single storey extensions will remain subservient to the host dwelling, the roof being set down approximately 4.2m from the main ridge and approximately 0.3m below the existing eaves. As such it is not considered that the proposed scheme of development would result in any harm to the visual amenity or character of the application property or surrounding area.
The proposed alterations to the existing dormers, to form pitched roofs and change in external materials from off white render to k render in either (Linen White or Wheaton or Antique white), and aluminium window and door frames, are not considered to have a detrimental impact on the visual amenity and character of the area or the host property.


	Landscape/Ecology:

A preliminary roost assessment was submitted with the application, it concluded that the impact of the proposed development on protected species will be minimal/ low and that it is unlikely that roosting bats have ever been present within any part of the property.


	Other Matters:

It is worth noting the proposed rear and side extensions would be considered to be permitted development, with the proposed materials planning consent was required.



	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


