Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2007/1124/P

	Development Proposed:
	Two storey and single storey extensions and internal alterations including provision of three car garage at Follies, Vicarage Lane, Wilpshire

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	This application details an extension to the west of the property and positioned at a right angle to the house.  In its revised form, (to provide a protection zone around a mature tree) it would have approximate dimensions of 7.3m x 13.3m x 8m in height.  It would provide garage and utility at ground floor with master bedroom above with the first floor element only being approximately 5.5m in width, thereby reducing the overall massing of this element.  This would be joined to the main dwelling by a two storey ?  structure with a ridge height set some 950mm below.  The roof finish of the extension would match the existing but with render finished walls having stone quoin detailing.  

The scheme also shows a reconfiguration of an existing conservatory and new ashlar stone porch to replace the existing.  A bat survey submitted with the application identifies that there is a roost of pipistrel bats within the entrance porch and provides mitigation measures to be followed during construction.  

In assessing this scheme it is important to have regard to its potential impact on visual and residential amenity.  The extension is substantial in size but I am of the opinion that in visual terms it would appear as additive form and not significantly from the visual qualities of the area.  The scheme has been revised to reduce the size of the garage extension thereby taking away from the branch spread of a mature tree within the garden and this has reduced its overall dimensions.  With regard to neighbouring amenity, the scheme provides for a first floor terrace to the rear but I do not consider this would significantly affect the residential amenities of the properties to the north west.  In terms of the dwelling to its east, the garage extension will affect the outward views of those residents but I consider the works are set sufficient distance away so as not to have a significantly overbearing impact on them.  

Therefore, having carefully considered all the above I am of the opinion that the scheme accords with policy 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: 














