Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2007/1111/P

	Development Proposed:
	The Coach House, Glendene Park, Wilpshire, BB1 9JQ

	CONSULTATIONS: Parish/Town Council

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

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Countryside Officer – No objections to the proposal.  The proposed works will not have a material effect on the trees.

	CONSULTATIONS: Additional Representations.

	No representations have been received within the 21 statutory consultation period.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G2 – Settlement Strategy

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a large detached house within the settlement boundary of Wilpshire, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  The Coach House was the former stables to the main Glendene property until its conversion in 1992 (Planning Application 3/92/0507).

The proposal is for a single storey sun room/ kitchen extension at the rear of the property measuring 2.6m in length and 4.1m wide.  The height of the sunroom is 3.8m to the gutters and 4.6m to the highest point.  The roof of the proposed extension will be sloping and will have two velux roof lights.  At the rear of the property is a raised terraced area, in stone,  measuring the main width of the sunroom which will be positioned on this platform.  The stone platform area has steps in the centre and on one side leading down to the garden area which is positioned at a lower level.  The steps in the centre of the garden will remain and new stone steps at the side of the extension down to garden level will be formed. 

The extension is relatively small in relation to the existing dwelling and wouldn’t usually require planning permission.  However, when planning permission was granted for the conversion of the property PD rights (permitted development) were removed and any subsequent extensions require permission from the Local Planning Authority.

The property is a Victorian building with many architectural features built in stone. With regards to the materials, the extension will be faced in natural stone and will be roofed in natural slate to be in-keeping with the existing property.  The proposed extension will not have a detrimental impact on the existing property nor will it affect the residential amenity of the neighbours on either side of the property as the garden area is well screened by a large stone wall and trees.

Although the site is covered by the Glendene Tree Preservation Order the proposed extension will not materially effect the trees present.

Therefore I recommend the application 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 planning permission be granted.


DATE INSPECTED: 17/12/07 & 18/12/07














