Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2005/0616/P

	Development Proposed:
	Two storey side extension at Chapel House, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a two storey dwelling within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  It is stone built with a slate tiled roof, and is joined to a converted barn, which is almost twice the size of the dwelling in question.  The proposal, as originally submitted, shows a two storey side extension that incorporates a new lounge and dining area at ground floor level and two new bedrooms at first floor level.  The side extension is shown to extend approximately 5m from the side elevation, and is set back from the front elevation by approximately 1m.

The main issue regarding this application, is the possible affect the proposed extension may have on the original form and character of the dwelling in terms of its scale, design and siting, and therefore whether or not it complies with Policies G1, H10 and ENV1.  There are three points within the SPG “Extensions and Alterations to Dwellings” that relate to the proposal.  They state that:

(a)
Extensions within open countryside such as this should be restricted to a 33% increase of the original size of the dwelling.  The extensions to the property as shown would be an approximately 62% increase of the original size of the dwelling if the proposal were to be permitted.

(b)
Any extension should reflect the character of the original house and the wider locality; and

(c)
As a general rule, any extension should not dominate the original house.



	Bearing this in mind, a letter was sent to the agent requesting that the side extension projection be reduced from 5m to 3.5m and the new windows in the extension be reduced in size to be in keeping with the traditional windows in the existing elevations.

A reply was received from the agent on 31 August 2005, stating that they agree to amend the plans in line with the two proposals, and that plans would be submitted for prior approval before any work can commence.

Therefore, bearing in mind the above comment, it is considered that the extension will reflect the character of the original dwelling, it will not over dominant the existing dwelling and, due to the proposed materials to be used, it will have no significant effect on the surrounding area, nearby dwellings or on the Area of Outstanding Natural Beauty as a whole. The proposal also complies with Policies ENV1, G1 and H10 and as such the application is recommended 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: 22/07/2005














