Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/CMS

	Application No: 
	3/2005/0136/P

	Development Proposed:
	TWO STOREY EXTENSION AT FAIR OAK HOUSE, LEAGRAM-IN-BOWLAND, CHIPPING

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This planning application seeks planning permission for a two storey extension to the front elevation of a detached chalet style property within the Area of Outstanding Natural Beauty.

This extension would run at right-angles to the main body of the house and in common with the existing roof profile, the roof slopes have steep pitches of 50°.  The overall maximum dimensions of the proposal are 7m x 4.7m x 2.2m to the eaves and 6.7m to the ridge.  This equates to a floor area increase to the original house of 47%, which is, of course, greater than the 33% indicative threshold limit contained in the adopted SPG.  However, that threshold is only applicable where there is demonstrable harm to the amenities of the area.  Although much of the front elevation of the house would be obscured, the extension is in keeping in terms of roof design and window openings.  I consider that the proposal would contribute to the Area of Outstanding Natural Beauty in line with Policy ENV1.

Turning to residential amenity, the extension is upon the side of the house away from the neighbouring dwellings, which are situated at the rear.  The impact on neighbouring dwellings would therefore be minimal.

In summary, although I acknowledge that the proposal does represent a significant floor area increase over and above the guideline figure in the SPG, I do not believe that significant harm to either visual or residential amenity can be demonstrated.  I therefore recommend favourably.



	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: 2 MARCH 2005














