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	Date Inspected:
	2.8.16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed demolition of existing rear orangery and erection of a single storey side and rear extension to provide new kitchen and family space. External works including drive and access alteration. New sewage treatment plant/soakaway and buried LPG tank.

	Site Address/Location:
	Shireburn House Barn, Longridge Road, Hurst Green

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Concerns were raised by LCC Highways regarding the proposed gates at the site entrance. The gates were proposed to be set back to only 3m from the carriageway edge which raises the potential of a vehicle pausing whilst the gate is opened – which could obstruct the highway. It was suggest that the gate is re-located so there is only 5m from the edge of the carriageway or omit the gate proposal specifically. 

	Environment Agency
	

	Local Guidance must be applied. 

	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

Policy DMG1: General Considerations

Policy DME3: Site and Species Protection and Conservation

Policy DMH5: Residential and Curtilage Extensions

Policy DMHB5: Footpaths and Bridleways

	Relevant Planning History:

09/0085

Application for a certificate of lawfulness for the proposed use of the garage/storage facility within the curtilage, as a granny flat/annex accommodation.

06/0914

Proposed single storey extension and erection of detached garage block incorporating a stable, shower room and store over.

06/0659

The occupation of Shireburn House Barn as a dwelling in breach of a condition restricting its occupation to a farm worker.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located off the main road of Longridge Road, outside the settlement of Hurst Green. The property is a large detached two storey dwelling that has had additional extensions in previous years. The property was an agricultural building (hence the Shireburn House barn), however that use has since been lost and has been in occupation as a private dwelling for over ten years. The property is in an elevated position compared to properties nearer to the main road of Longridge Road. 
There is a bridleway that runs along the principal elevation of the application property, and a footpath to the west of the property (footpath 4). 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing orangery on the rear elevation, and replaced with a flat roof rear extension measuring 5.7m long, 10.5m wide and 3m high. There is also a proposal for a 1.5 storey pitched roof side extension on the south east elevation that will measure 6m wide, 6.7m long and 6m (to the top of the chimney column), 3.6m to the proposed eaves.  There are also other proposals such as external works to the drive and access.

	Impact Upon Residential Amenity:

There is one neighbouring property to the west of the application property – Shireburn House.  However, I do not consider the proposed extensions to impact on their residential amenity. The side extension (South east elevation) would not be seen from any habitable windows as it would be screened by the application property, and associated boundary hedges and fences. With regard to the rear extension, as there is currently a rear orangery at the application property, I do not consider this proposal to cause any additional harm to neighbouring properties residential amenity. There are no properties to the rear (south), north or east. 

	Visual Amenity/External Appearance:

In this instance, the application site is located within the defined Forest Of Bowland AONB and consideration should be given to Key Statement EN2 of the Ribble Valley Core Strategy. Any development will need to contribute to the conservation of the natural beauty of the area. As a principle the local planning authority will expect any development to be in keeping with the character of the landscape, reflect local distinctiveness, vernacular style, scale, features and building materials.
Rear extension:
Overall, I do not consider there to be any additional harm to the original dwelling caused by the rear extension proposal due to the reasons outlined as follows;

With reference to the existing rear orangery and bearing in mind that the proposed extension is only changing slightly from what is already in situ; there would not be any additional harm to the original dwelling or surrounding landscape. Furthermore, taking into account the current mass of the existing dwelling, the proposal would appear subservient to the existing dwelling and the proposed materials maintains coherence with the existing dwelling allowing the proposal to be in keeping with the features and materials of the original building. Furthermore, although the building was originally a barn/agricultural building (hence the Shireburn House Barn), the rear of the dwelling has already been adapted and added to in previous years and therefore any further extension of this nature would not detract from the character of the building.  

There are also some modern approaches to the proposed extension, in terms of the glazing; however the host dwelling already possesses many glazed elements, and would not consider the additional glazed components to impact on the host dwelling or rural characteristics of the immediate area or AONB. 
Overall, the rear extension proposal could not be seen from any long views, in addition to the fact that this element of the proposal is only changing slightly from what already exists and in my opinion would not harm the rural landscape or existing building and would have an acceptable impact on the AONB. 
Side extension:

I am satisfied that the proposed side extension is in keeping with the host dwelling, and character of the rural landscape and AONB. The apex of the roof matches that of the existing dwelling, and would consider the extension to be of a modest size and as such would cause no significant harm to the existing building. I am still of the opinion that the proposal appears subservient to the host dwelling, the proposal is set back from the existing dwelling by 0.5m and there is a clear delineation between what was original and what is new. From approach from the east, the proposal would be screened significantly by an existing annexe/outbuilding within the curtilage of the application property and would therefore reduce the visual prominence of the proposal. 
Overall, both elements of the proposal match with the existing dwelling, in terms of materials and design. I am satisfied that the proposed extensions do not cause harm to an area of open countryside, the AONB or host dwelling. 
With reference to the external works, such as the access gate and drive, I am satisfied that these works will not affect the visual amenity of the area. 

	Landscape/Ecology:

With regard to the submitted bat survey, evidence has demonstrated that the building would not be a habitable place for bats. 

	Other Matters:

In reference to LCC Highways comments, the access gate has been omitted from the plan, and therefore satisfies issues raised by LCC Highways. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact on the immediate area or AONB.

	RECOMMENDATION:
	That planning consent be granted.


