Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0428/P

	Development Proposed:
	To build an extension on the rear side of the property at The Cottage, Newton, Clitheroe, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	Two similar letters have been received from the owner of one nearby property who wishes to raise the following points of objection;

· The extension is excessive in proportions and could reduce light to our property,

· The extension is bigger than the existing property,

· There are some trees missed off the plan and we fear they may be felled,

· The extension will invade our privacy, especially with the windows facing our property, and at present we are not overlooked, and

· The property is one of the most beautiful in the village and we fear the proposed extension will remove its quaintness.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 – Development in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Newton Conservation Area Appraisal (The Conservation Studio, 2005).



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

	The application seeks permission to erect a single storey extension to the rear of The Cottage, Newton-in-Bowland. The site is situated within the Newton-in-Bowland Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty, and as such Policies ENV16 and ENV1 are applicable. The key issues concerning this application are the proposals potential visual impact on the character of the property (considered a Building of Townscape Merit in the Newton Conservation Area Appraisal), on views both in and out of the Area of Outstanding Natural Beauty, on the setting and character of the Conservation Area, and any potential impact on the amenity of the nearby neighbouring properties.
The proposed extension to this property has been the subject of a number of applications and pre-application discussions. The Newton Conservation Area Appraisal considers the property to be of Townscape Merit, and as such the Council considers the retention of its character to be of utmost importance. Given the diminutive size of the property, any extension running off the existing roofline to either the rear or side elevation was considered to have a detrimental impact on the character of the property. As such, the applicant has proposed to erect a single storey building to the rear elevation of the property, and then link it via a partially glazed extension. The extension measures 8m deep by 6m wide, and is approx. 5.7m to the ridge. The glazed link measures 2m deep by 2.5m wide, and approx. 3.05m to the highest point. The proposed extension will be rendered with a slate roof, which will be modern in comparison to the main dwelling. It also utilises the land levels on site as the extension is sunk well below the eaves of the property, which ensures that it does not dominate the rear elevation or indeed the property as a whole. In addition, by having a glazed link between the single storey building and the main dwelling, this enables the main property to retain its presence on the street scene without being dominated by an in cumbersome extension, and also helps retain the diminutive character and individuality of the property. Bearing in mind the above, due to the boundary screening surrounding the site, the fact that the rear of the site is located in a hollow, that there are only limited views of the site and indeed this area of the A.O.N.B. and Conservation Area, from a visual point of view, the proposal is considered to be acceptable, and will have no significant visual impact on the character and setting of the Conservation Area, nor on the setting of the Forest of Bowland A.O.N.B.

With regards to the impact on the amenity of nearby neighbours, there will be over 40m between the rear elevation of the single storey extension and the nearest property, Hodder Croft, and due to the location of the new garage block (approved under 3/2008/0762/P) and existing boundary screening, I do not consider there will be any loss of privacy caused by the new extension.

Therefore, whilst I note the concerns of the objectors, I do not consider there will be any undue harm caused, and it is considered that the proposal is in accordance with the Local Plan Policies and the Supplementary Planning Guidance notes, and will cause no significant impact on the amenity of the nearby neighbours and have no significant visual impact on the character and setting of the Conservation Area, nor on the setting of the Forest of Bowland A.O.N.B. As such, the application is granted accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have an acceptable impact upon the character and setting of the listed building, and represents an appropriate form of development, and given its design, size and location would not result in visual detriment to the surrounding area.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 07/07/2009











