Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2008/0071/P

	Development Proposed:
	Demolition of single storey kitchen and construction of replacement two storey kitchen utility room extension with bedroom over.  Alterations to existing garage to create home office and lobby space with storage.  Associated external works including link between garage and house at Moornook House, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Policy 20 Lancashire’s Landscapes Joint Lancashire Structure Plan.



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

	Consent is sought for a number of works to a detached dwelling within the AONB.  Firstly, an existing single storey side extension is to be demolished and replaced with a two storey extension having approximate dimensions of 6m x 5m x 7.2m to the apex of its pitch.  To the rear (south) a single storey lean-to extension is shown with a glazed frontage and to the front a lean-to utility/porch some 8m x 2.2m.  These works would be clearly subordinate to the main dwelling and would not, I consider, prove to be visually detrimental to the AONB.  To the north of the dwelling is an existing detached garage which this scheme seeks to alter by raising its overall height from approximately 4.4m to 7m.  The land forming the area is such that the main dwelling will screen views from the garage from approach up the fell road and whilst on plan view the overall massing of the scheme could be viewed as over dominant, the dwelling in its entirety and garage will not, in reality on site be visible as they are presented on drawing 3771-02B.  The fact that the garage is set back from the main house gives depth to the scheme and on this basis I do not consider the overall massing excessive and conclude that the works to the dwelling and garage (to be linked by a covered walkway) accord with the SPG 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: 














