Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2008/0788/P

	Development Proposed:
	Proposed single storey sun room extension at Brookside Cottage, Worston, Clitheroe, Lancashire, BB7 1QA for Mr James Heaton.

	CONSULTATIONS: Parish/Town Council

	Worston Parish Council - No comments or observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	N/A



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Policy H10 - Residential Extensions

SPG – “Extensions and Alterations to Dwellings”

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

	The application relates to a detached cottage on a quiet backwater within Worston Conservation Area.  The building is designated a Building of Townscape Merit within the Worston Conservation Area Character Appraisals, adopted April 2007.  The land to the west of the property is designated Significant Open Space.

Planning permission was originally sought for a two storey side extension on the western elevation, a sunroom extension on the southern elevation and a porch extension on the eastern elevation.  These proposals were considered to be visually unacceptable, as their addition would have totally changed the character of this Building of Townscape Merit and resulted in the loss of the original architectural details present on the principal elevation.

After discussion with the applicant and agent, planning permission is now sought for a single storey sunroom extension on the western elevation of the property and porch extensions on the eastern elevation and southern (principle) elevations.  

In terms of visual impact the scale, size and design of the proposed sunroom now located on the western elevation appears as a subordinate extension to the original property and has been designed so to respect the historically important principal elevation.  The sun room will be constructed from random rubble stone to match the existing eastern and southern elevation and the window frames will be oak to reflect the traditional materials.  The extension has been set back from the front build line by approximately 0.3m.  The applicant proposes to roof the sunroom and porch extensions with indian stone, which I consider to be inappropriate for this dwelling considering its blue slate roof, however, this does not warrant a refusal as this issue can be resolved by the use of an appropriate condition.

The proposed single storey side extension has maximum dimensions of approximately 4.6m x 4.9m x 3.6m to the ridgeline.  The porch extension on the southern elevation measures approximately 1.3m x 2.1m x 3.1m to the pitch, the porch extension on the eastern elevation measures approximately 2m x 1.9m x 3.3m, the materials to be used can be conditioned accordingly.  The sun room and porch extensions represent a 41% increase in floor area, slightly more than the 33% recommended in the SPG “Extensions and Alterations to Dwellings”, however, they are acceptable given the extensions will appear subordinate to the main dwelling and the original architectural details present on the principal elevation will remain intact.

There are no neighbours surrounding the property, therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.


DATE INSPECTED: 














