Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2005/0546/P

	Development Proposed:
	TWO STOREY EXTENSION AND ALTERATIONS AT BROOKSIDE, GOOSE LANE, CHIPPING



	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - AONB

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached house in a relatively isolated open countryside/AONB location on the west side of Goose Lane, between Hesketh Lane and the village of Chipping.  The property is adjoined on all sides by open fields with no immediate neighbours.

The existing three bedroom property has gabled elevations at the front and rear with a main south facing elevation facing its main garden area.  On its northern side, the property has been extended by a series of “haphazard” single storey additions (possibly all of which were pre-1947) some of which have a flat roof and others have pitched roofs.  These additions form a utility room, bin storage area, double garage and store room.

Permission is sought for the demolition of all of the single storey extensions and the erection on a similar footprint of a part single, part two-storey extension.  This would involve a new double garage with three new bedrooms and a bathroom at first floor level, with a single storey study at the rear.  A small single storey extension onto the existing rear elevation would extend the kitchen/dining room and provide a sun lounge.  An open porch is also proposed for the existing, somewhat bland, front elevation.

Although increasing the floor space considerably, I do not consider this to be excessive in relation to the existing property.  At present, approximately half of the footprint of the dwelling is single storey, and this area will become two storey.  The two storey addition would be set back from the main front elevation which would, therefore, remain dominant.  The roof structure would blend in with the existing, as opposed to the existing discordant mixture of flat and pitched roofs on the single storey additions.  All elements of the proposal would be constructed using matching external materials.

Overall, I consider that the proposed extensions will improve the appearance of this property.  Its size, when extended, will not be out of scale with other properties in the area.  The proposals will not, in my opinion, have any detrimental effects on the appearance of the AONB.  In any event, when viewed from the front, any impact, whether good or bad, would be diminished by existing tree screening.

Also shown on the plans are proposed alterations/improvements to the existing access/driveway/visibility splays.  Although these changes are to be welcomed, I do not feel that their implementation could legitimately be required by a condition of the planning permission (as the proposed extensions/alterations would be acceptable, either with or without the access alterations).

Overall, I can see no objections to the proposal.



	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: 12 JULY 2005














