Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0956/P

	Development Proposed:
	Proposed two-storey extension accommodating carport, gym and guest-suite linked to the house via a single storey office and porch extension and proposed Orangery in the North West corner to replace the existing office at Throstle Nest, Saccary Lane, Mellor, Lancashire, BB1 9DW.



	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 within Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Throstle Nest lies within open countryside off Saccary Lane, and is a large detached property occupying a central position within a large plot of land. The site is surrounded by woodland, and is only partial visible from individual viewpoints around the site. Planning permission is sought for a two-storey extension accommodating carport, gym and guest-suite linked to the house via a single storey office and porch extension and proposed Orangery in the North West corner to replace the existing office. A number of previous schemes of a similar size (one larger) have previously been approved however none of the work has ever been carried out. The main considerations in respect to this scheme are the visual impact of the scheme, compliance with the Council’s SPG on such extensions and potential impact on the amenity of the occupiers of neighbouring properties.

The proposed plans have been altered following my assessment of the site as the two-storey element of the scheme, submitted originally, was considered to be excessive in scale and massing, and would have had a detrimental impact on the original dwelling house and its setting. Following these alterations, the scheme is as follows. The Orangery measures 5.5m x 9.3m x 3.31m in height, and is positioned on the NW corner of the property, projecting forward from the front elevation. The two-storey extension and associated link buildings are as follows,

· Porch = 3.5m x 3m x 3.43m in height,

· Office = 4.2m x 7.1m x 4.55m in height, and

· Two-storey garage & additional accommodation = 13.4m x 6.7m x 5.2m in height (reduced from 6m in height and a clock tower removed).

The dwelling is set in open countryside and is a large linear building, simplistic in design. The SPG offers ‘guidance’ on extensions to properties in such areas, i.e. in excess of a 33% increase is unlikely to succeed. However, the SPG considers the character of these areas to stem from the stock of relatively small cottages, and as this is not considered to fall into this category, providing the visual aspect of a scheme is acceptable and a scheme is unobtrusive, I accept that this guidance figure of 33% can be relaxed. The overall floor area increase is approx. 62% however given the proposed extensions are designed around creating a courtyard area to the front of the property, and are sympathetically designed to ensure that they are clearly subservient to the main dwelling, making use of the land levels of the changing land levels on site, and given its relative isolation, will have no significant visual impact on the surrounding open countryside.

In respect of any potential impact on the amenity of neighbouring properties, the nearest property is Deer Croft Farm, which sits approx. 40m to the SE of the site, and to the rear of the property. Given the substantial boundary planting and treatments, and the difference in land levels, I do not consider the proposal will have an impact on the amenity of the occupiers of this adjacent dwelling. On this basis, I am satisfied that the proposal is in compliance with the relevant planning policies.

On the basis of this, 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: 27/01/2011














