Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0405/P

	Development Proposed:
	Two storey rear extension at Grimbaldeston Farmhouse, Preston Road, Longridge, Preston, PR3 3BD

	CONSULTATIONS: Parish/Town Council

	Longridge 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:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Open Countryside.

Policy ENV7 – Protected Species.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DMH5 – Residential and Curtilage Extensions.

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

	The application relates to a detached stone property situated off Preston Road within open countryside on the outskirts of Longridge.

Permission has previously been granted for a single storey garage extension on the gable of the property with a canopy over part of the front elevation of the property, application 3/1989/0032/P which had approximate dimensions of 8.9m x 5.5m x 4.6m.

Permission is now sought to extend above this garage and to its rear to provide extended ground floor accommodation and additional first floor accommodation resulting in an extension with approximate dimensions of 9.8m x 5.5m x 6.3m to the rear eaves level (the front eaves level would remain as existing) and 6.3m to the ridge.

The LPA had issue with the fenestration details on the rear elevation which were considered to seriously detracted from the vertical and symmetrical window openings on the original property.  Amended plans have thus been received dated the 17 June 2013 which remove one of the first floor windows and centralises the remaining window over the ground floor opening.  The LPA requested that the splayed corner was deleted from the scheme as it detracts from the strong and imposing gables of the property and the rear elevation of the extension was set in to expose the substantial and visually dominant stone quoins, however, the applicant/ agent has refused to do this.

The revised fenestration details on the rear elevation of the property are an improvement to the scheme.  I consider the continuation of the garage roof so the ridge of the new extension would be set back from the front elevation by 6.6m results in a fairly subservient extension.  Given a major housing development has outline approval on land adjacent   On balance, I consider this set back and with the revised fenestration details the splayed corner would now be difficult to resist and as such I consider the design acceptable.  Grimbaldeston Farmhouse is a traditional stone built property with timber windows, the plans note that timber windows and stone window surrounds will be used and conditions will be placed on the approval accordingly.

Given the siting and orientation of the farmhouse in relation to the property at the rear, ‘The Stables’, the proposal would not cause any privacy issues.

A bat survey has been submitted which found no evidence of bats occupying or using the property and thus the works would not have an adverse impact on the local bat population.

Therefore, taking the above comments 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 29 MAY 2013














