Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2008/0669/P

	Development Proposed:
	Changing previously approved roof line.  Removal of existing roof and turning it to extend the roof line of the approved application.  Resubmission of 3/2007/0962/P at The Conkers, Dewhurst Road, Langho, Lancashire for Mr K. Knowles.

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council have no objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Countryside Officer – Comments received on previous application as follows: There are no objections to the amended planning application but a site specific tree protection condition is required in order to afford maximum protection to all remaining mature trees included in the Langho Centre Tree Preservation Order.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Development in Open Countryside

Policy ENV7 – Species Protection

Policy ENV13 – Landscape Protection

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a red brick detached house and detached garage, on the site of the former mortuary on the Old Langho Colony site.   The area is designated as open countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  

The previous proposal was for an extension to the existing garage measuring approximately 7m x 7.7m x 5.1m to the highest point, and also for a new access to the garage.  This application now seeks to amend the proposal by extending the roof and creating a south-facing gable   This minor amendment will not have a detrimental impact on the visual amenity of the area or on the openness of the countryside, the design is acceptable, therefore the amendment is considered to be unobjectionable.

The main concern previously was the affect the proposed access and garage extension would have on the trees covered by the Langho Centre Tree Preservation Order.  By constructing the extension to the garage two trees (Birch and Sycamore), covered by the Langho Centre Tree Preservation Order, will need to be removed – one tree is already dead and the other tree will not survive.  To safeguard the trees on site the same condition will be imposed on the application as previously.

A bat survey should have been submitted with the application, however, this was not noticed at the vetting stage, as such an appropriate condition will be issued on the decision.

Therefore, bearing in mind the above comments, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the adjacent property.  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: N/A














