Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/MN

	Application No: 
	3/2005/0411/P

	Development Proposed:
	Three storey side extension and detached double garage at Chancery Cottage, Fell Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council – Do not object to the proposed development but is somewhat concerned about the aesthetic effect of the proposed garage adjacent to the Fell Road and also about what will inevitably be a greater flow of traffic from Chancery Cottage on to the Fell Road.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	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/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This scheme comprises a number of elements as follows.  First an attached flat roof garage to the side of the dwelling is to be demolished with a replacement detached double garage provided in the existing garden area to the west of the cottage.  Dimensions of this new structure would be 7m x 7.4m to a maximum height of 5.07m.  In order to break up the massing of the garage it is proposed to have a lower ridge of 4.8m to one of the garages with an external stone staircase and gable doorway to a first floor area above the garage.  Construction materials are random stone with slate roof.  In visual terms the garage would be set close to the boundary wall with Fell Road and have its ridge running north/south.  There are mature trees to its south which will assist in further screening the garage from long range views and it is important that these are protected during any construction works.  On balance, I am of the opinion that the garage would not prove significantly detrimental to the visual qualities of the area.  

The main built works are to the east of the cottage where it is proposed to provide a three storey side extension.  Approximate dimensions of this are 5.3m x 5.4m x 8.9m to ridge height again constructed of stone and slate.  The ridge is set marginally lower than the ridge of the main dwelling with the topography enabling the provision of a basement area, ie the land falls away steeply to the east.  Whilst this would elongate the building, the set down and set back to the rear do attempt to address this issue and the simple uncluttered design would not, I believe, appear unduly prominent.  The final elements are the provision of replacement lean-to porch on the front elevation and re-modelled bay window to the rear.  Whilst I am mindful that the size does exceed the limit expressed within the SPG I do not conclude there to be any significant visual harm caused from these additions.  In terms of residential amenity, the dwelling to the east is set sufficient distance away so as not to be significantly affected from these works and on this basis I recommend accordingly.



	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: 26 MAY 2005 














