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	Date Inspected:
	25/04/2023
	Site Notice:
	N/A
	

	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed rebuilding, extension and pitched roof added to existing garage.

	Site Address/Location:
	11 Copster Drive, Longridge, PR3 3SH

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2018/0029: Loft conversion including dormer extension to roof on principal elevation and to rear (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached bungalow at no.11 Copster Drive, situated on a corner plot at the junction with Brindle Close and within the defined settlement boundary of Longridge. The application property features an existing front and rear dormer extension and a detached garage to the rear which is accessed via Brindle Close. The existing garage has a maximum depth of 7.76m and width of 4.83m and features a flat roof design measuring 2.5m in height. The surrounding area is residential, consisting of both detached and semi-detached dwellings, and the application site is not situated on any designated land.


	Proposed Development for which consent is sought:

The application seeks consent for the proposed re-building of the existing detached garage, which would include an extension and the addition of a pitched roof.

The proposed garage would have a depth of 8.4m and width of 5.38m. A pitched roof design would be featured which would measure 2.6m to the eaves and 3.7m to the ridge. To the front elevation of the proposal, a sectional garage door would be installed, along with a single door to the northern side elevation. The proposed garage would have an internal floor space of 34.88 square metres, resulting in an increase of 5.01 square metres compared to the existing garage. 

The proposed development would be constructed in materials to match the external appearance of the existing dwellinghouse, including matching facing brickwork and roof tiles. 


	Principle of Development:

The proposal relates to domestic alterations to a dwelling and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The application site is a semi-detached corner property located at the junction of Copster Drive and Brindle Close, and as such the properties most at risk of residential amenity loss are no.9 Copster Drive and no.1 Brindle Close. 

The proposed garage would replace the existing flat roof garage featured at the application property. The proposed development would have a depth of 8.4m and a width of 5.38m, bringing the proposal approximately 0.4m closer to the common boundary with the adjoining property of no.9 Copster Drive and extending 0.55m further along this boundary than the existing detached garage. The addition of a pitched roof design would also result in a 1.2m increase in height. Despite this, the proposed development would not be sited directly adjacent the main dwellinghouse of no.9 Copster Drive and as such, the resultant impact from the relatively modest increase in footprint and the addition of a pitched roof is likely to be minimal. 

In regard to no.1 Brindle close, whilst it is acknowledged that the application site is situated on slightly higher ground than this neighbouring property, the proposed development would bring the application property no closer than the existing detached garage with the proposal remaining over 9m from the rear elevation of no.1. This is further mitigated by the existing detached garage featured at no.1 Brindle Close which is situated directly adjacent the proposed garage. As such, it is not considered that the proposed development would result in any significant undue impact upon the amenity of no.1 Brindle Close that would warrant the refusal of the application. 


	Visual Amenity/External Appearance:

The proposed development would replace the existing detached garage and would incorporate relatively modest alterations including a slightly larger footprint and a pitched roof. The proposal would allow for a good level of surrounding space to be retained within the application site and would have a scale clearly subordinate and complementary to that of the host dwelling and the surrounding properties. The pitched roof design is considered to be appropriate, given that gable ended roof designs are a prominent characteristic of the locality. The proposed development would also be constructed in materials to match the external appearance of both the host property, including matching facing brickwork and roof tiles, with these materials also being well established within the wider vicinity. As such, the impact upon visual amenity would be acceptable with regard to the above. 


	Highways and Parking:

Following consultation with Lancashire County Council Highways, no objections were raised. As such, the proposed development is considered to be acceptable with regards to highway safety and parking. 


	Landscape/Ecology:

A day-time bat survey has been carried out at the application site, dated 29th March 2023. It was concluded that the existing garage has very little bat roosting potential associated with it and the likelihood of a bat being present at any given time is minimal. Despite this, a cautionary approach is advised. The applicant and building contractors should be aware of the legal protection afforded all species of bat in the UK and that solitary roosting bats can be disturbed or exposed beneath roof materials such as roofing slates, timber battens and roofing membranes. The removal of roofing materials should be avoided between May and August and additional care should be taken when removing fascia boards, verge tiles, ridge tiles, lead flashing and roofing felt. In the event that any bats are discovered, disturbed or harmed during any part of the development/roofing work, all work must cease immediately and further advice sought from a licensed ecologist. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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