Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2007/0361/P

	Development Proposed:
	The intention is to rationalise the floor plans, to infill the central courtyard and to build a two storey extension to provide four bed accommodation including office/study at Stoneyhurst House, Hollowhead Lane, Wilpshire, Lancashire for Ms R. Stockley & Mr J. Milligan.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments received within the statutory 21 day 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 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 Stoneyhurst House, a large detached dwelling of stone and render construction with a slate roof, set in large grounds, with open countryside and the Green Belt as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The proposed extensions and alterations seek the infill of the existing courtyard area with ground and first floor extensions, in order to create;

· a new office, lobby and family room at ground floor,

· a new bedroom, shower room and linen room at first floor,

· the creation of a large terraced area over the swimming pool to the rear,

· the significant rationalisation of the layout of the property at both ground and first floor, and

· various alterations to windows and doors, including the addition of glazing to the main porch entrance on the front elevation.

The main issues here relate to the design of the extension, its visual impact on the dwelling and its visual impact on the area. In terms of the proposal and its visual impact on the dwelling, bearing in mind there have been a variety of extensions to the property over the last 25 years, the proposed extensions have been sympathetically designed to match the existing architectural features of the dwelling. The proposed extensions and alterations fill in the courtyard area in the middle of the house, and as such are not visible from the road. By virtue of the design of the extension it blends in with the existing roofscape and rooflines, thus creating something that can be considered subservient to the existing property. As such, due to the mix and match nature of the property, I do not consider that the proposal will a significant impact on the character of the existing dwelling or on the area.

With regards to the external alterations to the property, they are sympathetic to the character of the dwelling, yet with a modern twist, and are considered to have no further impact on the dwelling as a whole. In addition, I consider the proposal complies with the development policies and planning guidance notes regarding householder extensions.

With regards to the increase in volume of the dwelling from its original size to its size as now proposed, bearing in mind the dwelling is in the Green Belt, it is considered that as the dwelling has been developed sympathetically over time, and due to the location and siting of the dwelling and the substantial grounds in which the house stands, the further extensions are not considered to be an over development of the site.

In terms of the effect on the area and the effect on the residential amenity of the nearby neighbours, the property is set approximately 30m from the adjacent roadside and approx. 65m from the nearest dwelling within landscaped and screened grounds.  The proposed extensions cannot be viewed from the roadside due to the position of them within the courtyard, and in terms of the external alterations, they have been done so sympathetically, and I do not consider them to have a detrimental impact on the surrounding area.

As such, the application is recommended 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: 11/05/2007














