Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0418/P

	Development Proposed:
	Proposed extension above an existing single storey kitchen to existing two-storey detached dwelling and associated alterations at Little Aston Cottage, Alston Lane, Alston, Preston, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in open countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	The application relates to a detached dwelling approx. 1 mile south of the settlement boundary of Longridge that lies within open countryside as defined by the Ribble Valley Districtwide Local Plan. Planning permission is sought for a first floor side extension to the existing property and the erection of an additional single extension to the side of the property, which will provide an additional bedroom with en-suite at first floor and a W.C. and bedroom/study room at ground floor. The existing dwelling is rendered with a slate roof.

In regards to the design, style and massing of the proposal, following discussions with the Agent the first floor extension has been reduced in length and now appears as a subservient extension to the main dwelling due to both a reduction in height below the existing eaves, and its overall design. The property is sandwiched between two large detached properties Gipsy Cottage and Alston Hey, and is hidden from the highway of Alston Lane due to its position on site. The rear elevation is the only visible elevation, and this can only be seen from an access track to the north of the site. Given that the scheme clearly shows a separation between the new extension and the original property, and that the scheme has been sympathetically designed, the proposed extensions are considered an acceptable addition to the property that will a minimal impact on the character of the building and on the open countryside, and as such comply with the relevant Policies.

With regards to the impact on the amenity of neighbours, I do not consider the proposal will cause a detrimental impact on the residential amenity of adjacent neighbour properties, and there are no concerns with regards to overlooking.
Therefore considering the above points, it is recommended that this application be granted conditionally.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 14/05/2009














