Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0263/P

	Development Proposed:
	Single Storey and Two Storey Rear Extension at Mill House, Talbot Street, Leagram, Lancashire, PR3 2QE.



	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 ENV1 – Forest of Bowland Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a detached property within the village boundary of Chipping, in the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan. The site lies just outside the Conservation Area. Planning permission is sought for a two storey and single storey extension to the rear of the dwelling, which requires the demolition of an existing brick built outhouse, and the erection of a flat roofed single storey utility room between the dwelling and the newly built garage approved in 2005.
With regards to the size of the proposed two-storey rear extension, and any potential impact on the amenity of the occupiers of the neighbouring dwellings, the Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ states that “Overlarge extensions can dominate the original dwelling, and they are also more likely to harm amenities of neighbours. The development should be appropriate to the plot size and not result in a cramped appearance.” Due to the distance between the adjacent neighbouring properties and the proposed extension, it is considered that the proposed development will have no impact on the occupiers of the adjacent dwellings. In addition, It must be noted that the proposed extension replaces an existing brick built outhouse that already leaves little amenity space to the rear of the property, and as such the construction of the new two-storey element will leave approx. the same area of amenity space as presently available.

With regards to the single storey flat roof extension, as viewed from the roadside, the extension is given the feel of a simple wall joining the dwelling to the new garage building. Therefore, and in considering the location of the property within the Forest of Bowland Area of Outstanding Natural Beauty, in this instance the flat roof approach to the extension is considered to be acceptable.

In regards to the impact on the residential amenity of the adjoining properties, as noted above, the new extension is considered to have less of an impact than the existing extension, and as such.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, 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 on the Forest of Bowland Area of Outstanding Natural Beauty.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 14/05/2008














