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	Date Inspected:
	24/05/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Re-modelling of property and extensions to side and rear

	Site Address/Location:
	Police House Garstang Road Chipping Preston PR3 2QH

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal is for a 4 bed property which would attract a parking provision of 3 vehicles. Unfortunately the driveway is scaling at only 9.5m which would only accommodate a single vehicle. The garage is acceptable as a parking space so the applicant would need to provide an additional parking space on site. Also it is unclear from the submitted plan who owns the hedge to the eastern boundary of the site. There is a short section adjacent to the footway which impinges on the sightlines and if possible this should be removed. Finally the vehicular access is narrow and would benefit from widening to assist with manoeuvrability to / from the site. Subject to the above being resolved satisfactorily I would raise no objection to the proposal on highway grounds.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape & Townscape Protection

Policy DMG1 – General Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is an inhibited two storey detached dwelling faced with red brick, concrete roof tiles and white UPVC window frames and doors. The dwelling was once the old police house for the village. The property is located on the outskirts of the settlement boundary of Chipping within the Forest of Bowland Area of Outstanding Natural Beauty (AONB) on the north side of Garstang Road. The property is set back from the roadside with a slightly elevated position. 

	Proposed Development for which consent is sought:

Consent is sought for the re-modelling of the property and the erection of extensions to the side and rear of Police House, Garstang Road, Chipping. The proposal includes the demolition of the detached garages and stores to the north east side of the application dwelling. The proposed two storey side extension includes a feature hall with a lean to roof and a gable fronted garage extension with a pitched roof. The extension will have a width of 6.6m and a length of 6.510m. It will have an eaves height of 5.6m and a ridge height of 8.337m. The proposal also includes the removal of an existing bay window and the erection of a replacement to the principle elevation. The bay window will project 0.975m from the principle elevation and have a width of 3.1m. It will have a flat roof with an eaves height of 2.3m and a ridge height of 2.8m. The proposal also includes the erection of a single storey rear extension. This will project 1.820m from the rear elevation and have a width of 9.8m. It will have a lean to roof with an eaves height of 2.5m and a ridge height of 3.1m. 

	Impact Upon Residential Amenity:

With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, there is sufficient distance between the neighbours to avoid an unacceptable impact.

	Visual Amenity/External Appearance:

In order to emphasis a submissive relationship with the original dwelling extensions should be set back and set down from the house dwelling for an easy understanding of what is original and what is extension. Both the proposed two storey side extension and the single storey rear extension would appear subservient to the main dwelling. The two storey extension would be set back 300mm from the principle elevation and set down 150mm from the existing ridge line of the main dwelling. It is considered, that the proposals would not result in undue harm to the appearance of the original dwelling or the streetscene. 

In terms of design, the proposed development would be commensurate to the scale of the main dwelling. It is proposed to use natural stone and k-render, concrete tiles and UPVC window frames and doors; it is considered that these materials would maintain coherence between the main dwelling and the proposed development. It would not result in any harm to the appearance of the host dwelling or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.

	Landscape/Ecology:

A bat survey has been submitted which found no evidence of bats at the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in loss of bat roost or cause injury or death to bats.
The proposed development would not have any material impact upon the trees within the application site. However, the submitted tree survey states that the existing hedges will be managed through hedge laying as part of a prudent aboricultural management regime. 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development would not result in any significant harm to the appearance of the existing dwelling and the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


