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	Date Inspected:
	13/10/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed extension of dwelling at ground floor level, removal of felted low pitched (15 deg.) and felted flat roof and construction of 35 deg. slated pitched roof structures incorporating storage and additional living accommodation, insertion of rooflights, building up existing chimney stack to above the proposed new pitched roof level and insertion of solar panels to the SE elevation roof pitch.

	Site Address/Location:
	Cibola, Pendleton, Clitheroe, Lancashire, BB7 1PT.

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections regarding the proposed extension and alterations and are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site. 

Based on the car parking recommendations in the Joint Lancashire Structure Plan and the Ribble Valley Parking Standards, the Highway Development Control Section is of the opinion that the site has adequate off road parking provision for this type and size of development.

	

	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

Key Statement EN5: Heritage Assets

Policy DMG1 – General Considerations

Policy DME1 – Protecting Trees and Woodlands

Policy DME2 – Landscape and Townscape Protections 
Policy DME3 – Site and Species Protection and Conservation

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2013/0376: Proposed extension of dwelling at ground floor level, removal of felted low pitched (15 deg.) and felted flat roof and construction of 35 deg. slated pitched roof structures incorporating storage and additional living accommodation, insertion of rooflights, building up existing chimney stack to above the proposed new pitched (Approved with conditions) (Permission was never implemented and has now expired as of the 11/06/2016)

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a 1970s large detached bungalow located within the settlement of Pendleton. The site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB) and is directly adjacent to Pendleton Conservation Area. 

	Proposed Development for which consent is sought:

Consent is sought for a proposed ground floor extension, the removal of the low pitched and flat roof and the construction of a pitched roof structure to incorporate storage and additional living accommodation. The proposal will include the insertion of rooflights, the building up of the existing chimney stack to above the new proposed pitched roof level and the insertion of solar panels to the south east roof slope at Cibola, Pendleton.
The proposed single storey extension would consist of a 3.9m by 2.8m extension. It would have an eaves height of 2.3m and a ridge height of 5.9m. The proposal will also include the removal of the low pitched roofslope and the flat roof and the construction of a 35 degree pitched roof structure which will lift the roof height from a maximum of 4.2m to 6.4m. 

The proposal includes the insertion of three rooflights to the rear roof slope and one rooflight to the side roofslope and further associated alterations to window and door openings. It would also include the insertion of double doors at first floor level and the erection of a juliet style balcony at first floor level. The first floor opening includes a glass balustrade to give edge protection across the double doors which open inward. It is further proposed to install an array of solar panels to the south east (rear) roofslope. 

	Impact Upon Residential Amenity:

With regards to the potential impact on the residential amenity of the area, it is considered that the proposed development would not be of detriment to the amenity of the neighbouring occupiers. The Juliet balcony would be located to the rear of the application dwelling, due to the orientation of the application property it relation to the neighbouring dwelling it is considered that this would not result in overlooking or loss of privacy. The balcony would face south looking towards the agricultural fields. 

The proposal includes the insertion of a first floor window in the north east gable elevation. This would face a blank gable and the detached garage of the neighbouring property. The window would be located 1.4m above the floor level, and will be a horizontal rectangular opening. The existing separation distance between the application dwelling and the neighbouring property is over 13.5m, this will be maintained. Therefore, it is considered that the proposed development would not have an unacceptable impact on the amenity of the neighbouring occupiers through overlooking or loss of outlook or privacy.

	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 places particular emphasis on visual appearance and relationship of the proposal in regards to its surroundings. As the application property is set back considerably from the main highways it is considered that it would not have a significant detrimental impact on the street scene, nor would it dominate the immediate area. The immediate area surrounding the application dwelling is characterised by large dwelling on generous size plots. Therefore, the proposed development would not appear over dominant or incongruous It is further considered that the proposal will have no detrimental impact on the AONB. 

Policy DMG1 and DMH5 of the Ribble Valley Core Strategy requires proposed development to be in keeping with the existing house and the surrounding buildings in terms of scale, size, design and facing materials. The proposed development would be faced with stone plinth and rendered walls, and slate roof tiles, these will match the materials which were used in the construction of the existing dwelling.  It is considered that the proposed extension would harmonise with the built form of the existing dwelling and its surrounding area.  

	Conservation Area:

The application site is directly adjacent to Pendleton Conservation Area consideration must be taken on whether or not the proposal affects the setting of the Conservation Area. The proposal would be screened from the adjacent church yard and the main highway by the trees and hedges which surround the property. Therefore, it is considered that the proposed extension would have limited affect upon the character and appearance of the conservation area. 

	Ecology:

A bat survey has been submitted which found no evidence of bats or nesting birds using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats.

The bat survey outlines the precautionary methods which should be taken should bats be found to be present in the intervening time between surveys and the work commencing on site. Should consent be granted a condition will be attached to ensure that these precautionary methods outlined in the Risk Assessment Notes section of the Bat Survey shall be adhered to minimise & mitigate the impact of the development.

	Landscape:

An Arboricultural Impact Assessment has been submitted alongside the application. Seven individual trees (prefixed ‘T’), six groups of trees (prefixed ‘G’) and two hedges (prefixed ‘H’) were surveyed in respect of the proposal. The Tree Protection Plan shows the proposed extension and the aforementioned trees and hedges. It is apparent that the proposed works would be in close proximity to the identified trees/hedges located in the northern corner of the site. 

Should consent be granted a condition will be attached to this permission ensuring that adequate protection of the retained trees’ RPAs during demolition and construction in accordance with BS5837:2012, through the installation of temporary protective fencing to from a Construction Exclusion Zone (CEZ). The TPP shows the recommended positioning of the temporary protective fencing and a Temporary Protective Fencing Specification is included within the assessment, detailed the purpose, type and construction of the default temporary protective fencing that should normally be used. 

	Observations/Consideration of Matters Raised/Conclusion:

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

	RECOMMENDATION:
	That planning consent be granted.


