Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0031/P

	Development Proposed:
	Single storey sunroom and porch extension at Dove Cottage, Whalley Road, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations have been received.



	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 site is in a rural location within the Forest of Pendle Area of Outstanding Natural Beauty on the east side of Whalley Road approximately 1 mile outside the settlement boundary of Sabden.  

In 1995 planning permission was granted for the erection of five self-contained cottages for tourist accommodation (3/1995/0146/P).  In 2000 permission was then granted for the change of use of an existing large detached garage to form a sixth unit of holiday accommodation (3/2000/0411/P). This unit is known as Dove Cottage. 

Permission was sought by 3/2010/0183/P for the change of use of the original five short term let holiday cottages to residential, one of which was to be an affordable unit.  Permission was granted following the completion of a Section 106 Agreement.  I understand that all five units have actually been sold to a housing association for occupation as ‘affordable units’.  

At the time of consideration of application 3/2010/0183/P it was the applicant’s intention that Dove Cottage (the sixth unit) would be retained as a holiday let.  However, permission was subsequently sought for its change of use to unrestricted residential use (3/2010/1018/P).  That application was considered to be acceptable in principle.  Whilst the relationship of the building to other buildings within the group would not provide the space and privacy standards that would be provided in a new built development, the purchasers of the unit would be aware of the precise nature of what they were buying.  It was not therefore considered that this should be put forward as a reason for refusal of that previous application.  It was however considered important that permitted development rights were withdrawn in order that the Local Planning Authority could exercise full control over any future extensions or alterations.  Permission was therefore granted in respect of 3/2010/1018 subject to such a condition.  

PTO

I am now advised by the applicant that he intends to have Dove Cottage as his own main residence.  This application seeks permission for a single storey sunroom extension on to the rear (south) elevation and a porch on the side (west) elevation. 

The extension would be constructed principally of rendered blockwork with a blue slate roof, although the southern end wall, and the southern end section of the roof would be glazed.  The porch would have rendered walls and a glazed roof.

This unit has a much larger rear garden area than the other five former holiday cottages.  The eastern side boundary (to one of the other former holiday cottages) is screened by a dense evergreen hedge that is higher than the height of the dwelling.  The western side boundary (to a barn conversion dwelling) is screened by a 2m high closed board fence.  

In relation to the size of the existing dwelling, the proposed extension is quite large.  Due to the size of the curtilage, however, and the existing boundary screening, I do not consider that it would have any seriously detrimental effects upon the amenities of any other residents within the group of dwellings; nor would it have any seriously detrimental effects upon visual amenity.   There is a communal parking area for the group of dwellings and a specific parking space for this property adjoining its eastern side elevation.  The proposed extension does not have any implications on parking provision or highway safety issues.  

I can therefore see no objections to this application.



	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: 6 March 2012














