Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2010/0533/P

	Development Proposed:
	Works include the removal of existing previous extensions and outbuildings, plus the re-presentation of the existing two storey house.  Proposed extensions provide a lounge, kitchen/dining room, additional bedrooms plus ancillary accommodation at Withgill Lodge, Withgill Fold, Withgill, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Parish Council – Comments that the development is modernistic in relation to its surroundings, but nevertheless considers that it constitutes an improvement on what exists.



	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 SPG – “Extensions and Alterations to Dwellings”.



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

	The application property, Withgill Lodge, is a detached house in a large curtilage on the south eastern edge of the development of Withgill Fold.  This development is primarily stone built former agricultural buildings that were converted into dwellings in the 1980’s and 1990’s.  Withgill Lodge, however (according to the Design and Access Statement) was constructed as a house in the early 1900’s.  It has been much extended and altered in a piecemeal and disjointed fashion.  The additions include a modern conservatory and a long narrow single storey addition that has a timber external finish.  Both of these additions would be demolished.

The building would then be extended and totally remodelled.  The extensions include single storey and two storey additions.  The existing building has a footprint area of 178m2 whilst, as proposed, it would have an area of 260m2.  Although this represents an increase of 45%, the design is a more compact (less sprawling) building.  With regards to appearance, the alterations pick up on the feature of the prominent gable in the existing building.  The new single storey kitchen/dining block would not be visually obtrusive.  

The fenestration of the whole building would be changed to give a total new appearance to the dwelling.  Materials will be render, stone and slate as existing.  

Although a part of the Withgill Fold development, this property is different from its neighbours in appearance and it does not presently represent a positive element in the local landscape/street scene.  However, to some extent, it stands apart from the other dwellings and is not viewed in association with them, but is seen more as a stand alone property.

Following the extensive scheme of extensions and alterations proposed in this application, the property would still be different from its neighbours but it would be an attractive well designed modern building that, in my opinion, would enhance the appearance of the locality.  

Due to its large plot and the careful design and positioning of the various extensions there would be no detrimental effects upon the amenities of any nearby residents.

A bat survey report submitted with the application has concluded that the development is likely to cause disturbance to roosting bats.  A series of mitigation measures are therefore included in the report.  A condition will be required to ensure that these measures are followed.  

Overall, I consider that the scheme of extensions and alterations will result in an attractive dwelling that will enhance its environment without any detrimental effects on the amenities of any nearby residents.



	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: 10 August 2010














