Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/1002/P

	Development Proposed:
	Remove existing conservatory walls and roof and build up solid walls with slate roof over to form study. Extend to south of property to provide master bed with en-suite. Extend to north of property to provide dining area, utility and W.C. Relocate water pump. Internal alterations to existing property. Fit new larch cladding to new extension and existing property at Michaelmas Cottage, Clitheroe Old Road, Dutton, PR3 2YU.

	CONSULTATIONS: Parish/Town Council

	Dutton Parish Council has no objections to this proposal. 



	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 property is located outside any of the defined settlement limits within the borough, within the Forest of Bowland Area of Outstanding Natural Beauty (AONB), as defined by the Ribble Valley Districtwide Local Plan (DWLP).  On this basis, the policies relevant in the consideration of this proposal are G1, G5, ENV1 and H10 of the DWLP, and the Council’s SPG on Extensions and Alterations to Dwellings. 

Permission is sought for various alterations to the property including the demolition of the lean to additions on the south elevation and replacing them with a large extension to form a master bedroom, study, and two en-suite shower rooms which will connect to an existing bedroom and the new bedroom.  Permission is also sought for an extension on the north elevation of the property which would provide a dining room, utility, W/C and an area to cover the external water pump which in cold weather tends to freeze.

In terms of design, I consider that in the main, the extensions would appear subservient to the main dwelling, in accordance with the Council’s SPG on extensions and alterations and Policy ENV1 of the Local Plan.  Policy ENV1 (Area of Outstanding Natural Beauty) seeks to protect, conserve and enhance the AONB and where possible new development should make a positive visual contribution to the area.  The proposed front elevation of the property would be improved, as the property would appear well balanced.  When viewing the proposals from each of the side elevations, the proposals appear to be subservient to the main house.  With regards the rear elevation which faces the access track leading up to and past the property which is also a PROW I do have some concerns over the presence of three eat facing gables.  However, having carefully considered the proposals and having taken in to account that the Council previously granted permission for a much larger granny annexe addition which involved the introduction of a large gable extension matching the size of the original dwelling, I consider that the impact of the two gable projections due to the fact that they are set back from the central and original gable would not appear as dominant as the previous approval.  The property is also set down slightly from the adjoining PROW/ access track so the impact of the rear extensions would be reduced.  In relation to materials, the extensions and the original property would be clad with larch and the extensions would be roofed with blue slate to match the existing house.  No details have been given as to what colour the cladding will be when first used or once it has weathered, therefore, I consider it necessary to include a materials condition on the approval so this aspect can be controlled.  

Overall, I consider that the proposals would improve the appearance of the existing property and would therefore enhance the visual amenities of the AONB.

The extension on the southern gable would come within part of the root protection zone of a large beech tree.  The Countryside Officer is satisfied that the proposals on this elevation would not impinge severely on the RPZ of this tree provided the PRZ is properly protected during the construction works.  A condition will be used to ensure the long term survivability of this tree.

A bat survey has been carried out, dated the 24 November 2011, which found no evidence of bats using the property therefore the proposed building alterations and extensions are unlikely to cause disturbance to bats or result in the loss of a bat roost.

Taking all of the above comments into consideration, I thus recommend the application accordingly.

	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: 30 January 2012











