Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2009/0568/P

	Development Proposed:
	Annex accommodation (re-submission) at Hill Top Farm, Forty Acre Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.



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

	Hill Top Farm is located at the end of a long access drive off the northern side of Forty Acre Lane.  It is just outside the boundary of the Area of Outstanding Natural Beauty.  The main house is a detached property that was formerly a farmhouse and barn.  It was altered and extended in the early 1960’s and now has a rendered painted external finish with stone quoins and a blue slate roof.

Within the garden area there are a number of domestic outbuildings, one of which is a two storey stone building close to the eastern side elevation of the house.  It is proposed to convert and extend this building to form annex accommodation.

The existing outbuilding measures 5.7m x 5.1m and is approximately 5.1m high to the ridge.  It is constructed of coarsed stone rubble with dressed stone heads, cills and jambs to the windows and doors with large stone quoins.  It is a two storey building with a blue slate roof.

Under previous application 3/2008/0957/P planning permission was sought to extend the building such that it would have external measurements of 5.7m x 9.5m and the roof height would be increased to 5.8m. The whole of the building was to be two storeys high.  Matching external materials were proposed and the fenestration details included a mixture of traditional to match the existing building and more modern features that echo the present external appearance of the main house.  That previous application was refused because the proposed annex was considered to be excessive in size contrary to Policy H9 of the Local Plan and because the relatively large extension and the mixture of fenestration details would detract from the appearance of the locality, which is close to the boundary of the AONB, contrary to Policies G1 and ENV2 of the Local Plan.

This current application follows pre-application advice given to the applicant and agent following the refusal of the previous application.

It is now proposed to increase the footprint of the building whilst the depth of the building will remain the same.  The overall measurements would be 5.7m x 8.5m and the roof height of the retained building would be increased to 6m.  A single storey extension is now proposed to be added to provide additional ground floor accommodation.  This is to be set in from the main walls of the retained building so that it reads as an extension and is subordinate to the existing building.  The character of the existing building is echoed in the extension by the use of coarsed rubble stone, dressed stone to the windows and door surrounding, and the use of painted timber.  The first floor windows are also set immediately beneath the eaves as at present.  All window and door openings are now of traditional design, and Velux windows have been added to provide light at a higher level as the windows at first floor are set low within the room.

It is considered that this resubmission has satisfactorily addressed both reasons for refusal of the previous application.  As such, the proposal now complies with the relevant policies of the local plan and is acceptable in principle.

There are no neighbours close enough to the site to be in any way affected by the proposed development.

A bat survey report submitted with the application concludes that there is no evidence of the use of the building by bats.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed annex would have no detrimental effects upon the appearance of the locality or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 31 JULY 2009














