Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0092/P

	Development Proposed:
	Proposed single storey extension to the side of the existing property, including new build detached stable block and associate landscaping works at The Haddocks, Stoneygate Lane, Ribchester, Lancashire, PR3 2ZS.



	CONSULTATIONS: Parish/Town Council

	Parish 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 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 property to the rear of Haddocks Farm, off Stoneygate Lane, which lies approx. ¾ of a mile north of the settlement boundary of Ribchester, within the open countryside as defined by the Ribble Valley Districtwide Local Plan. Planning permission is sought for the erection of a single storey extension to the side of the existing property, a new build block of stables to the northwestern corner of the site and various associated landscaping works. The scheme also involves the demolition of an existing conservatory to the rear of the property and a block of stables to the south west of the building. The scheme also includes various internal alterations.
The property sits approx. 55m from Stoneygate Lane, and is well screened from this adjacent highway. The form and style of the main frontage and body of the building is reasonably simple and of a traditional style seen in other locations close to this area. The key issues to consider are the visual impact of the proposed extensions on the character of the building, the visual impact on this location within the open countryside and any potential impact on the amenity of nearby neighbours.

With regards to the size of the proposed side extension, the Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ states, “Overlarge extensions can dominate the original dwelling. The development should be appropriate to the plot size and not result in a cramped appearance.” It is considered that the extension has been designed to blend in with the main dwelling by virtue of the materials and window sizes and positioning, and also due to the proposed extension being set down from the tallest roof ridge of the property and set back from the main front elevation of the property, the extension will appear subservient, therefore having an acceptable visual impact on both the character of the property and on the sites location within the open countryside.

With regards to the proposed stable block, its proposed location to what is the rear of the property, is considered more appropriate and visually acceptable than the current location of the existing stable block which features prominently to the front of the main dwelling. In addition, the materials and simple form of the building, are also considered more appropriate to the area, and as such will cause no undue visual harm.

With regards to potential impact on the amenity of nearby neighbours, given the location of the proposed extensions and built form in relation to nearby dwellings, I am satisfied that the proposed scheme will cause no significant detrimental impact on the amenity of nearby neighbours.

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.
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