Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/1041/P

	Development Proposed:
	Single storey extension to link house to outbuilding, two storey porch and reconstruction of domestic outbuilding to provide garaging and bedroom above at Rowan Cottage, Old Clitheroe Road, Dutton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Rowan Cottage comprises a two storey stone built cottage within a curtilage which also includes a two storey dilapidated stone outbuilding which was last apparently used as garaging and storage.  It is situated on the north side of Old Clitheroe Road and has vehicular access from a metalled lane running north which also serves two farms.  

Planning permission has recently been granted for the demolition and rebuilding of the outbuilding so that it would appear very similar to the original (3/2008/0345/P).  The replacement building was to be in the same position as the existing with a similar layout and similar openings (although some new openings were approved).  As already approved, the replacement building would provide a double garage on the ground floor with a games/recreation room above, and the garage would be served by the existing access and driveway.  

The new building would be constructed using random stone rubble with stone quoins (as per the existing building) with stone heads and sills to the doors and window openings.  As approved the window frames and garage doors are to be timber and the roof is to be blue slate to match the existing cottage.  

This current application seeks planning permission for the rebuilding of the existing building as previously approved but with a single storey link between the house and the new building.  A small two storey front extension comprising porch and an extension to an existing bedroom is also proposed.  All external materials and fenestration details are again appropriate to the existing building.  

I consider that the proposed extensions are acceptable with regards to their effects on the appearance of the property itself and upon the appearance of the Area of Outstanding Natural Beauty.   There are no neighbours to be in any way affected by the proposals and no highway safety issues.  I therefore consider that the proposal complies with the relevant policies of the Local Plan, and I 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: 5 February 2009














