Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2007/0846/P

	Development Proposed:
	Ground floor single storey side extension with conservatory to bedroom at first floor level (Re-submission) at Robin Hill, Pendleton Road, Wiswell



	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations 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 H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to Robin Hill, a large detached dwelling of stone and render construction with a slate roof, set in large grounds, approx. 50m from the village boundary of Wiswell as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). Permission was granted in May 2007 to;

· Extend over an existing single storey portion of the property in order to create three additional bedrooms, one with an en-suite and an additional bathroom,

· Convert the existing garage into a games room, and

· Erect a conservatory extension on both the side and rear elevations of the property.

This proposal seeks to replace the approved side conservatory with a single storey garden room at ground floor level with a conservatory at first floor level above it.

The main issues here relate to the design of the extension, its visual impact on the dwelling and its visual impact on the area. Historically, the property was a bungalow, and following various extensions is now a hybrid of a two-storey house and a dormer bungalow, and 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 20 years, the proposed extension has been sympathetically designed to blend in with the existing architectural features of the dwelling and with the existing roofscape and rooflines. Normally with proposals of this nature, we request that the rooflines on extensions bet set below the existing line in order to create an extension that is subservient to the existing property, however in this case, due to the nature of the first floor element (namely that it will be constructed in glass), I do not consider that the proposal will a significant impact on the character of the existing dwelling or on the area, and will comply with the development policies and planning guidance notes regarding householder extensions.

In terms of the effect on the area and the effect on the residential amenity of the nearby neighbours, the property is set approximately 22m from the adjacent roadside and approx. 100m from the nearest dwelling within landscaped and screened grounds.  The proposed extension can be viewed partially from the roadside however due to it being sympathetically designed, I do not consider it will 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: 02/10/2007














