Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2005/0506/P

	Development Proposed:
	Erect porch to front, bedroom extension over utility room to rear and bedroom extension over new garden room with balcony at Spring Cottage, Sawley 

	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections provided condition no. 3 remains as planning was allowed in the first place because of a need.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Archaeologist) - No observations.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The property is within the Area of Outstanding Natural Beauty and the Sawley Conservation Area, however, it is not characteristic of these areas being a modern, detached dormer bungalow.  Three extensions are proposed.  Firstly, a porch extension to the front elevation with maximum dimensions of approximately 3.3m x 1.5m x 3.5m to the pitch.  The roof design would match the style of the dormer extensions above and thus the porch is considered sympathetic to the original property.  Secondly, a new bedroom extension is proposed over the existing utility room extension.  The height to eaves is 4.5m and 7.1m to the pitch.  Thirdly, a further bedroom is proposed over a new garden room which would include a balcony area.  The height of the balcony level is 2.3m;  the height of the extension to eaves is again 4.5m; the height to the pitch is 6.7m.  Both rear extensions are sympathetic to the property and are clearly subservient to the main dwelling.  There are no nearby properties at the rear and the extensions at the rear, including the balcony, would therefore have little effect on residential amenity.  Overall, the proposals would have minimal impact on the Conservation Area and the Area of Outstanding Natural Beauty and would not significantly affect residential amenity.  A positive recommendation is therefore appropriate.

The Parish Council’s comments relate to an application currently lodged with the Borough Council to remove an occupancy condition from Spring Cottage (3/2005/0491/P).  The Parish Council oppose the removal of the occupancy condition.  This application for the extensions and the application for removal of the condition are quite separate and, in my view, should be determined separately.  Approval of this application would have no bearing on or be prejudicial to the outcome of the other application.



	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: 20 JULY 2005














