Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0255/P

	Development Proposed:
	Two storey side extension at 3 Chapel Hill Farm Cottages, Lower Lane, Longridge, PR3 3SL

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No comments or observations received within the 21 day statutory consultation period or by the time of writing this report (30 April 2013).

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy ENV16 – Development in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

St Lawrence’s Church Conservation Area

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework

Achieving Sustainable Development.

Section 12 – Conserving and enhancing the historic environment.

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

	The application relates to a relatively new build end terrace property (approved in 2008/2009) located on Lower Lane, Longridge close to St Lawrence’s Church and adjacent to the former Chapel Hill Farm.  The property is located within St Lawrence’s Church Conservation Area.  

Permission is sought to erect a two storey extension to the side of the property which would be positioned behind an external chimney stack.  The extension would be stone fronted and have rendered side and rear elevations with corner stones.  It would project from the side elevation of the property by 3.8m x 5.2m x 6.69m in height.  A roof light is proposed on the rear roof slope.

The simplicity of this row of properties, including the uniform doors and windows and the mix of stone and render walls and slate roofs, contributes to the character and appearance of the St Lawrence’s conservation area.  Within the street scene the external stone chimney stacks, which are positioned on both gable ends of the terrace, are striking features which contribute to the visual amenities of both the street scene and conservation area and it is considered that the proposed extension would not detract from these or this gable elevation.  Its size, set back from the front elevation and set down from the main roof ridge results in an extension which is subservient to the original property and visually in keeping with the terrace and locality in general.

With regards residential amenity, no. 2 Lower Lane and Chapel Hill Farm share boundaries with this property of which this extension will be built closer too.  There is existing planting between this property and no. 2 Lower Lane that would limit any overlooking at ground floor and no first floor window is proposed in the gable elevation. The first floor window on the rear elevation would be located at an oblique angle to Chapel Hill Farm, therefore direct overlooking of their private amenity space would not occur.  Overall, I consider the impact on neighbouring amenity is acceptable.

The issue of highway safety is another consideration when assessing the acceptability of proposals.  The Parking Standards set out by Lancashire County Council require three off road parking spaces to be provided for a four bedroom property.  This property has two off road parking spaces at the rear and a garage which meets this standard.

An Ecological Survey dated the 21 February 2013 carried out by Pennine Ecological has been submitted which has found no evidence of bats using the property.

Taking all of the above into consideration, I recommend the application 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 or adverse affect upon the setting of the Conservation Area.

	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 23 APRIL 2013














