Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0495/P

	Development Proposed:
	Two storey extension to the rear of the dwelling at Glen View, Lower Road, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objection to this application on the basis that the extension is constructed of sympathetic materials and there is full consultation with neighbours.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 – Protected Species.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Glen View is the western end property of a terrace on the north side of Lower Road, Longridge.  The attached property to the east is a former mill that is presently undergoing conversion to form six apartments following a planning permission granted in 2009 (3/2009/0615/P).  The property at the other end of the terrace is another dwelling.  The commercial premises of Country Cakes Ltd are on the opposite side of the road.  This group of properties is set within a dip in the road where the speed limit is 30mph and is within the Area of Outstanding Natural Beauty.  

In 2007, planning permission was granted for a two storey rear extension at this property (3/2007/0528/P).  No works have commenced on the implementation of that permission.  The previously approved extension would project 5.6m from the existing rear elevation and it would be 5.4m wide.  The eastern side elevation of the approved extension would be immediately on the boundary of the adjoining property to the east.  There was an obscure glazed bathroom window in the east elevation of the approved extension.  That previous permission was granted before the permission for the conversion/change of use of the attached building from commercial use to six apartments.  

Permission is now again sought for a two storey rear extension.  As  now proposed, it would project 6.5m (previous permission 5.6m) from the rear elevation; it would be 8m wide (previous permission 5.4m); it would be set 0.6m away from the eastern side boundary, and there would be no window or door openings in the eastern side elevation facing the neighbouring property.  

The matters for consideration comprise the effects of the proposed development upon the amenities of the future occupiers of the apartments to the east of the site; upon the appearance of the property itself and the locality in general; and upon highway safety.  

With regards to the first consideration, there is a note on the submitted plans which states that “land to the east of Glen View (land and outbuilding) recently sold to the Old Mill development.  The owners have signed a contract stating they will not object to this application”.  It is also worthy of note that, in the permission for the conversion of the adjoining property, there is a condition that requires all the windows in the rear elevation to be fitted and permanently retained with obscured glass.  The openings closest to the proposed extension are also only a ground floor door to a dining room/kitchen/lounge that has windows in the front elevation; a first floor store room; and a second floor bathroom.

Overall, I do not consider that the proposed extension would have any seriously detrimental effects upon the amenities of the future occupiers of the apartments in the attached property.

With regards to the second consideration, the extension is of an appropriate size and design for the dwelling.  External materials are not specified in the application.  It is appropriate that the extension should be constructed in stone with a slate roof to match the existing dwelling.  Subject to a condition to ensure appropriate materials, I consider the proposal to be acceptable with regards to its effects upon the appearance of the property itself and the locality in general.

Parking and turning areas are provided within the curtilage of the site as existing and the County Surveyor has not expressed any objections to the application.  

Overall, I can see no objections to the application.



	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 permission be granted.


DATE INSPECTED: 15 September 2011














