Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2008/0748/P

	Development Proposed:
	Demolition of existing lean-to extension and erection of two storey extension entrance porch at Pendle Cottages, Twiston

	CONSULTATIONS: Parish/Town Council

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



	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”



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

	This application is a re-submission of a previous approval (3/2008/0434/P) to extend an existing semi-detached rendered property within the Area of Outstanding Natural Beauty.  As under the previous submission a two-storey extension is shown to the gable but here it is ‘L’ shaped in appearance with approximate overall dimensions of 5.2m x 7.4m x 7.5m in height.  The left side of the extension is stepped back with a balcony added into the recessed area.  Materials proposed are random rubble stonework with the render being removed from the existing walls to be re-pointed.  The roof would be blue slate.

In terms of compliance with the SPG the extension is set back from the front building line and has a lower ridge height.  I am mindful of the buildings location within the Area of Outstanding Natural Beauty but do not consider that these works would prove detrimental to visual amenity.  Whilst they represent a sizeable increase over and above the original dwelling they are roughly the same as a previous approval and thus I do not consider there is any significant harm caused.



	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: 














