Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO

	Application No: 
	3/2007/0040/P

	Development Proposed:
	FIRST FLOOR EXTENSION OVER EXISTING REAR LEAN-TO ANNEXE AT 1 BIRKS COTTAGES, BIRKS BROW, THORNLEY

	CONSULTATIONS: Parish/Town Council

	Parish Council – No 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 ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG - “Extensions and Alterations to Dwellings”.



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

	Planning permission is sought for a first floor extension to the rear (or north-west) facing elevation of the property, which is a semi-detached stone cottage within an elevated, roadside position.  The site is within the Area of Outstanding Natural Beauty (AONB).  In design terms, the proposal is to create a projecting gable end.  The apex of the pitch would attain the same height as the main ridge of the dwelling.  It is also proposed to install solar panels on the south-west facing roofslope, which will not be visible from the road.  Amended plans altered the rear elevation so that it is almost entirely glazed and the canopy over ground floor has been deleted.  Materials used would consist primarily of random rubble stone walling with natural slate above.

The rear elevation of the property is visible from certain vantage points along Birks Brow.  It is considered that the scale of the proposed extension would be in-keeping with the existing cottage.  The large amount of glazing means that the design is somewhat modern however I consider that, as this glazing would be recessed from the adjacent stone walls, it will have an acceptable impact and, overall, I feel that the amended extension would add interest to the existing cottage.  As such, it will have an acceptable impact on the character of the AONB.  Only the attached neighbouring property (2 Birks Cottages) would be affected by the proposal but not to any detrimental extent.  Other than a high level obscure glazed WC window at ground floor, there are no proposed windows in the side elevation facing the neighbour.  The neighbouring property consists of a large dormer window on the rear elevation at first floor level but this would not be significantly affected due to the distance away from the proposed extension.  The proposal complies with the BRE 45 degree methodology on loss of light.

It is for the above reasons that I 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: 9 FEBRUARY 2007














