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	06/04/23
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	N/A
	

	Officer:
	Will Hopcroft
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey side extension

	Site Address/Location:
	Bolton Fold Farm, Alston Lane PR3 3BN

		

	CONSULTATIONS: 
	Parish/Town Council

	None received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Health and Safety Executive
	Do Not Advise Against. 

	 

	CONSULTATIONS: 
	Additional Representations.

	None received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

Longridge Neighbourhood Plan:
LNDP3 – Longridge Design Principles

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2022/0208:
Proposed new building Unit 1 and Unit 3 to provide storage of animal feed to include hay/straw and machinery – Permission Required


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of a detached dwelling, access track and associated curtilage at Bolton Fold Farm, Alston. The dwelling sits in association with the adjacent farm which is not included within this red line. Access is gained off a track off Alston Lane, with areas of hardstanding for parking provided to the front of the dwelling. There is a good level of private garden amenity space to the east, west and south of the dwelling, and the dwelling itself incorporates a double pitched roof with stonework to the elevations, and a front porch. 

The closest dwellings are those at Bolton Fold Cottages, which sit approximately 75m to the north-west of the application site. 


	Proposed Development for which consent is sought:

The application seeks permission for a single storey side extension with a pitched roof, chimney stack and 2no. Velux rooflights. In addition, on the western elevation 2 large window openings are proposed that match the pattern of the shape of the extension, and the south elevation, sliding doors and additional window opening are proposed. 

The extension projects off the existing dwelling by 5350mm, sits 4680mm in length and measures 26300mm in height to the eaves, 5150mm in height to the ridge and 5850mm in height to chimney stack. The side extension also incorporates a minor set-back to the front elevation of approximately 500mm.


	Principle of Development:

The proposal relates to a domestic extension to an established residential dwelling and as such is acceptable in principle subject to further detailed assessment of the relevant material planning considerations.


	Impact Upon Residential Amenity:

As per Core Strategy Policy DMG1, development must:
1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

In this sense, the proposal is considered to have a negligible impact on residential amenity. All aspects of the proposal are single storey and there is no fenestration that is considered intrusive or likely to result in a loss of privacy to adjacent dwellings particularly given the closest adjacent dwellings are some 75m to the north-west. In the same vein, the proposal is not considered dominant or overbearing and will not result in any loss of sunlight by way of its subordinate and proportionate appearance, and distance to adjacent dwellings. 

Given the above the proposal is considered to be compliant with CS Policies DMG1 and DMH5, Policy LNDP3 of the Longridge Neighbourhood Plan and the design and amenity objectives found within the NPPF.


	Visual Amenity/External Appearance:

As per CS Policy DMG1, all development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.

In this case, the proposal seeks to utilise complementary and matching materials to that of the existing dwelling, with similar eaves features and a complementary pitched roof, matching the angle of that of the existing dwelling. The chimney stack is reflective of the chimney stacks sited on the existing dwelling as well. The impact on the streetscene will be minimal as a result of the siting; the extension would not be visible from the public highway and is screened from Alston Lane and Preston Road via an existing outbuilding and boundary treatments. 

The side extension is well-sized and clearly subordinate of the existing dwelling, further reinforced by the minor set-back off the front elevation. Whilst fairly wide, the size of the existing plot ensures it does not dominate the remaining private amenity space. With regard to fenestration, it is noted that there is none proposed on the front elevation. This is acceptable given the proposed relationship with the existing outbuilding would result in a fairly poor outlook if fenestration was proposed onto that elevation. In any case the proposed fenestration is largely in-keeping with the existing dwelling and is not unacceptable with regard to design and visual amenity. 

Given the above the proposal is deemed to be compliant with CS Policies DMG1 and DMH5, Policy LNDP3 of the Longridge Neighbourhood Plan and the design objectives found within the NPPF.


	Highways and Parking:

The proposal does not seek to alter existing access arrangements, nor does it seek to alter the level of existing parking. As such no further assessment is required.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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