Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/1014/P

	Development Proposed:
	Proposed extensions to existing dwelling to form extended entrance porch, snug/dining room and garage. Construction of dormer window and insertion of conservation type rooflights on the east elevation roof slope. Alterations to window and door openings in the lean-to on the east elevation. Construction of chimneystack on the west elevation roof slope and associated external works at Portfield Farm, Portfield Lane, Whalley, Lancashire, BB7 9DP.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	One letter has been received from the owner of the adjacent property. He objects to the application for the following two reasons,

1. The repositioning of the oil storage tank and refuse bins, together with a high fence to enclose them, will block too much light in an already dark area of my building, and

2. There is a possibility of smells from the tank and refuse bins, especially in summer, if they are moved closer to the windows in the elevation of my barn.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy ENV19 – Listed Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”.

PPS5 – Planning for the Historic Environment.

Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).



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

	The property in question is a large detached property situated to the east of Whalley, with its main access off Portfield Road. The site comprises a traditional three and a half storey detached dwelling, with a range of agricultural outbuildings surrounding it, which are now used for ancillary residential use. To the east/rear of the house is Portfield Barn, a Grade II Listed Building, however this does not fall within the application site or ownership of the applicants.

This planning application seeks permission to take down a single storey utility room and lean-to stables to the south side of the house, and build a replacement single storey garden/dining room and a garage. The proposal also includes extending the entrance porch to the front/west elevation of the house, and a dormer window in the rear/east facing roof elevation.
Having assessed the proposed plans, I consider that all elements proposed within this application are acceptable. The extensions have all been designed to blend in with the existing features and materials of the main dwelling, and due to the materials proposed, will have little impact on the setting or character of this dwelling. As such, with regards to the impact on the streetscene and visual amenity, it is considered that the proposal complies with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such will have no significant, detrimental impact.

With regards to any potential impact on the setting of the adjacent Listed Building, we must consider Section 66(i) of the Planning (Listed Buildings and Conservation Areas) Act 1990 that considers the Councils general duty as respects listed buildings in exercise of planning functions. It notes that whenE+W considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. Therefore given the extensions project no nearer the Barn than the existing footprint of the utility room, and again due to the sympathetic use of materials and the extensions design, I consider that the setting, character and appearance of the Listed Building is preserved. 

Issues were raised by the occupier of the adjacent dwelling with regards to the relocation of the existing oil tank on site and the erection of a timber fenced enclosure, however following the receipt of amended plans, this element is now not being considered as part of this application. As such, the proposal is considered to have no impact on the residential amenity of the occupiers of the adjacent neighbouring dwelling, and therefore complies with the relevant Policies.

Therefore considering the above points, this 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. The proposal has an acceptable impact upon the character (and the setting of the adjacent listed building).



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: Various














