Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0265/P

	Development Proposed:
	Proposed two-storey and single storey rear extensions at 2 Rock Terrace, Whalley, Lancashire, BB7 9JG.

	CONSULTATIONS: Parish/Town Council

	Billington Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections to this proposal.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy ENV4 – Green Belt

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to no. 2 Rock Terrace, a large semi-detached property of stone and slate roofed construction, on Whalley Old Road, Billington.  The property is located within Green Belt as defined by the Ribble Valley Districtwide Local Plan. 

This application seeks permission to erect a two-storey rear extension and single storey rear addition infilling a gap between the two storey addition and the neighbours single storey rear extension.

I note the works will involve building over a large proportion of the rear yard area belonging to the property.  However, the applicant owns a detached garage at the side with an area of land in front of the garage leading down to the road which is used for domestic purposes which I consider to be acceptable as amenity space (see applications 3/1983/0053 and 3/1983/0573).  Whilst the applicant informed me on site that he also owned the field at the rear of the property, which is accessed by the same track as the garage, this was not in residential use and was agricultural in both use and appearance when I visited.

With regards to the proposed extensions and alterations to the property, due to the design and materials proposed, it is considered that they have been designed sympathetically both in terms of size and design.  This property has a small back yard with a hillside directly behind which rises steeply above.  The property is thus set in to a hollow when viewing the property from above and as the extension is at the rear it will not be seen from the main road. As such, the proposals will have no significant detrimental impact to either the visual amenities of the area or on the openess of the Green Belt.

This property is considered to be of some historical value as it is evident on the 1845 Ordnance Survey map.  However, the property adjoining has had major works done to it, including various additions to the rear and a two storey extension at the side which is built of modern materials which do not blend well with the original stonework.  It is now only the original window openings on the front roadside elevation, and stone lintels, over each of the front doors which are of any significant merit.  Whilst I initially had some concerns that the continuation of the original roof profile would dilute the character and significance of this property, in light of what has previously been allowed on the adjoining property I see it as unreasonable to refuse the application on this ground. The proposals will also have no impact on the neighbouring dwelling.

A bat survey, dated the 22 March 2012, has been submitted which found no evidence of bats using the property.  Therefore there is a low risk of bats being disturbed or found during the constriction period of the extensions.  The report does however list a number of mitigation measures which should be adhered too during construction. 

Therefore, bearing in mind the above, it is considered that the proposed works comply with the relevant Policies within the Local Plan and the National Planning Policy Framework, and on the basis of this the application is recommended accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 25 April 2012














