Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0057/P

	Development Proposed:
	Proposed domestic garage extension and a first floor extension at Brow Top, Birks Brow, Longridge, Lancashire, PR3 2TX.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	N/A



	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:

	The application relates to a large detached, two-storey property situated on the outskirts of the settlement boundary of Longridge, with the site lying within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan. The application seeks permission for an extension over an existing single storey garage building as well as a two-storey addition to this section of the property. The extension will create additional undercover parking at ground floor, with two bedrooms, an en-suite, a snug and bathroom at first floor. The scheme was previously applied for in 1996 and was approved. This application is effectively a re-submission of that previously approved scheme.

The existing property sits within a defined, contained site, well screened on three sides by dense leylandi planting and other native trees. The proposed extension will run parallel to the highway, Birks Brow, and will be screened in part by the planting described above. The main concerns regarding this proposal are therefore the visual impact of the proposed scheme, given its location within the A.O.N.B. Given the isolated location of the property; I have no concerns regarding the impact of the proposal on the amenity of the occupiers of the adjacent dwellings to this site.

With regards to the visual impact of the proposal, and as noted above, the existing property sits within a defined, contained site, well screened on three sides by dense leylandi planting and other native trees. As such, the proposed extension is not considered to add further built form that would be detrimental to the setting or character of the A.O.N.B., as it will be contained within an existing, tight nit garden area. In addition, the scheme utilises the existing floor area of the double garage, increasing it only slightly by virtue of the larger addition to the southeastern elevation of the property, and is set down from the main ridge of the property in order to be subservient. As such, in considering the above points, I am of the opinion that approval of the proposed extension would not be to the detriment of the character or setting of the site or indeed the property itself.
Finally, there has been confusion regarding the correct position of a Public Footpath within the site. The records indicated on Mapzone indicate the footpath running through the site actually through the buildings on site, however a copy of the land registry plan supplied by the applicant’s solicitors clearly shows the path running around the buildings on site. On this basis, I am satisfied that there are no further issues on this matter.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.



	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: 25/02/2010














