Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2007/0339/P

	Development Proposed:
	Two storey extension with single storey sunroom and garage extensions and Commons House, Back Commons Lane, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter has been received expressing no objections to the development. 



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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 application details a number of works to a detached property that lies just beyond the settlement limit of Clitheroe.  Presently there is a two storey dwelling with single storey lean-tos and a detached garage.  The scheme put forward would replace the gable lean-to with a two storey extension having approximate dimensions of 8.9m x 8.1m x 7.5m to the apex of its pitch.  To the western elevation a single storey lean-to sunlounge would be formed some 4.5m x 3.2m x 3.7m in overall height.  Construction materials to these elements would be brickwork with the two storey roofing slates and sunroom in marley grey tiles.  In accordance with the SPG on extensions the two storey element has been set back from the existing rear building line and set down from the existing ridge height.  In order to break up the massing of the building the plans show the use of brick to the extension whereas the dwelling is of rendered construction – smooth painted to rear and pebble dash on the front.  I am mindful of the guidance within the SPG regarding the use of matching materials but in this instance consider the use of brickwork acceptable.  It would give the appearance of two cottages and would not, I believe, prove detrimental to the visual qualities of the area.  

The plans also denote the provision of a garage having overall approximate dimensions of 7.3m x 8.5m x 5.1m to the apex of its pitch.  It is actually formed around an existing garage and store which accounts for roughly ¾ of the footprint and thus the actual elements of new build is significant in floor space – only in terms of the structure’s height.  This said, given surrounding land levels it will only be the ?  part which will be visible and as it is set unto the eaves height of the two storey extension should not prove significantly detrimental to visual amenity.

I am mindful that the size of the extension is beyond the indicative threshold set out within the Supplementary Planning Guidance for dwellings in the open countryside.  However, this property is on the edge of Clitheroe and already has a number of existing add-on structures which will be incorporated into the scheme.  Having carefully considered this I am of the opinion that the works would not prove significantly detrimental in terms of either visual amenity or nearby residential amenity 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: 














