Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0067/P

	Development Proposed:
	Single storey side/rear extensions to form additional living accommodation at Moreton Park House, Moreton Park, Whalley, Clitheroe

	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 ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a sizeable two storey stone built dwelling outside any settlement boundaries on land designated as Green Belt, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

The proposal is to erect an extension to the rear of the existing attached garage at the side of the dwelling, to create 3 additional bedrooms, 2 en-suite bathrooms and additional storage area in the roofspace. The proposed extension to the garage measures approx. 9m x 9.55m, and following the submission of an amended plan, now measures 5.05m to the ridge, instead of 5.65m as originally submitted. The proposal also shows the future conversion of the existing garage to additional living accommodation, including another play/guest room and two en-suite bathrooms, although this could be achieved without formal consent. The dwelling has already been extended in 2001 by virtue of a large conservatory on the rear elevation of the building and an extension to join the previously detached garage to the dwelling. 

The main issue regarding this application relates to the possible affect the proposed extensions may have on the original form and character of the building in terms of its scale, design and siting, and therefore whether or not it complies with Policies G1, H10, ENV3 and ENV4. The Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ states that extensions within open countryside/Green Belt such as this should be restricted to a 33% increase of the original size of the dwelling. The proposed extensions plus the previous extensions to the property would be an approx. 73% increase of the original size of the dwelling if the proposal were to be permitted. Whilst this is not in line with the Supplementary Planning Guidance notes, it is considered that by virtue of:

· the reduction in height of the proposed extension in order that it appears subservient to the original dwelling,

· the extension being to the rear of the existing buildings and therefore minimising the visual impact of the extension,

· the existing boundary screening on the site, reducing the visual impact from the nearby road,

· the distance from neighbouring dwellings, and

· the significant decrease in size of the proposal in relation to previous pre- application discussions,

it is considered that the proposal will have no significant visual affect on the Green Belt or on the existing dwelling itself.

Therefore, bearing in mind the above comments, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27/02/2006














