Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0758/P

	Development Proposed:
	Side and rear single storey extensions at 2 Chapel Close, Old Langho, BB6 8HU.

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

National Planning Policy Framework

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

	Permission is sought to extend a detached property on Chapel Close, situated on the Brockhall development.  The proposals involve demolition of a sun room positioned on the western elevation of the property measuring 3.6m(l) x 2.9m(w) and replacing it with a single storey pitched roof extension to form a lounge area, measuring 10.6m x 6.0m x 6.3m.  A bay window is proposed on the front elevation of the extension which would project an additional 0.6m, giving the extension an overall length of 11.2m.  A chimney stack is proposed centrally on the west facing elevation of the extension that would have a width of 2.8m, a depth of 0.6m and a height of 5.0m.  Permission is also sought for a rear flat roof extension to enlarge the existing kitchen/ diner with a guard rail above forming a balcony area accessed from a first floor bedroom.  The extension would have a depth of 2.0m, a width of 8.3m and a height of 3.6m.  Materials would comprise of brick plinth with render above to the front and side elevation and render to the rear elevation of the extensions with a concrete tile roof.  The chimney stack would be clad in random stone.

I consider the proposals to accord with the design principles of the NPPF as they would appear as subordinate additions which would blend with the existing property.

With regards residential amenity, the extensions themselves would not result in overlooking.  The windows in the western elevation of the side extension would be obscure glazed and the rear extension would primarily overlook an undeveloped wooded area at the rear and fields beyond.  

Concern has been raised by the Council’s Environmental Health department however, over the adverse impact the chimney would have on neighbouring amenity should the chimney be used by a solid fuel appliance given its low down nature, close proximity to neighbouring dwellings and the prevailing wind direction. It is considered that the smoke from the proposed chimney would cause a nuisance to neighbours and would cause a risk to public health.  The applicants have therefore agreed to only use a gas fire in the lounge, as shown on the amended plan received on the 23 October 2012, drawing reference: 12.27.11 Rev.B, as a result the Environment Health section have withdrawn their objection.  After much consideration, it is the LPA’s opinion that it would not be reasonable or enforceable to put a condition on the approval insiting this is the case, therefore an informative stating that the chimney should not be used for anything other than a gas appliance and in the event it is not they may be liable to action being taken by the Environmental Health section under public health legislation.

For the above reasons, the application is thus recommended accordingly.

	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 planning permission be granted.


DATE INSPECTED: 18 October 2012














