Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/2006/0485/P

	Development Proposed:
	Two storey extension to contain two bedrooms at first floor and utility, office, garage and car port at ground floor at Meanley Farm, Easington Road, Slaidburn. 

	CONSULTATIONS: Parish/Town Council

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



	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 SPG – “Extensions and Alterations to Dwellings”

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy 20 Lancashire’s Landscape Joint Lancashire Structure Plan



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

	This application seeks approval for an extension to the side of Meanley Farm which is a detached dwelling (result of extending a farmhouse between two adjacent barns and previous two storey side extension to the farmhouse) within the Area of Outstanding Natural Beauty.  Previously consent has been granted for a car port/garage with this scheme being roughly on the same footprint but providing a two storey structure with single storey office.  The extension would project roughly 18.6m to the east of the house and approximately 8.9m in a northerly direction having four component parts as follows.

A three space car port would be set alongside the existing house gable with bedroom and en-suite over to a maximum ridge height of 7.2m.  The next section is formed by a double garage with master bedroom over to a height of 7.7m.  A single storey office is shown some 5.2m to its ridge and finally a rear single storey extension 4.8m x 6.2m x 3.4m in height to provide dog house and utility.  Construction materials throughout are shown to be stone, timber and slate to match the existing dwelling. 

The applicant has submitted a supporting statement to the application which outlines what they consider to be an exceptional business justification to the development as well as explaining the rationale behind the design put forward.  In terms of compliance with plan policy any extension must be designed to be clearly subservient to the main dwelling, respect its character and in the Area of Outstanding Natural Beauty make a positive contribution to the area.  I am mindful of the guidance within the SPG regarding size increases and that the indicative limit within the Area of Outstanding Natural Beauty is 33%. But regard needs to be had to whether there is actual harm caused as a result of any scheme’s implementation.

Meanley Farm is a substantial property that aside from the main living accommodation also has attached garaging, stables and guest accommodation to its south west.  

In designing the extensions put forward here the architect has kept the roof adjoining the existing north east gable as low as practical as a linking element between that and the higher roof over the master bedroom.  To further break up the elevation, the ground floor car port is sited next to the existing gable, so that a contrasting dark space divides the existing property from the more solid garage block.  They have also replicated the number of window elements from the existing house to maintain the overall context.  In my opinion this has ensured that the scheme put forward respects the existing built form both in terms of design and layout and does not dominate the original farmhouse/barn. 


Therefore, in this particular instance, notwithstanding the business case put forward, I do not consider that there will be any significant detriment caused to the visual amenity of the Area of Outstanding Natural Beauty as a result of this scheme and 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: 2 AUG 06














