Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2005/0855/P

	Development Proposed:
	Extensions and alterations at PEAR TREE COTTAGE, GALLOWS LANE, RIBCHESTER

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG - “Extensions and Alterations to Dwellings”



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

	This planning application details a two storey extension and alterations to the roof of an existing two storey extension at the rear (north) of the detached cottage, which is situated in the open countryside just over a kilometre northeast of Ribchester village.  The plans have been amended to reduce the rear projection by 2m.  The overall maximum dimensions are now 6m x 5m x 1.9m (roadside eaves level), 2.4m (west eaves level) and 4.7m to the pitch.  This extension would be incorporated into an existing two storey extension, which in turn would be altered with the effect that the roof pitch would be steepened.  The more traditional elevation of the building (front) is to remain unaltered.  The rear has a rather incongruous two storey extension which, to some extent, would be screened from Gallows Lane by the proposed two storey extension.  The design of the extension is considered acceptable and materials used would match the existing, i.e. render finish to the roadside elevation and stone to the rear with a blue slate roof.  A large amount of glazing is proposed to the west elevation, however, this would not be especially visible from Gallows Lane.  There would be no effect on neighbouring amenity as there are no dwellings to the extension side of the building.

In summary, whilst I acknowledge that the proposal represents a floor area increase in excess of 33%, I do not consider that there would be any significantly detrimental impact on residential or visual amenity and I therefore 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: OCT 05














