Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0054

	Development Proposed:
	Proposed extension of existing flat roofed first floor bedroom. Replacement of flat roof with new pitched roof. Removal of rear single storey porch and construction of external chimney breast and stack and addition of first floor balcony to rear elevation at Pear Tree Cottage, Blackburn Road, Ribchester.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Agency – No objection.

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV3 – Development in Open Countryside

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This application relates to a semi-detached traditional stone-built property located on a prominent roadside location on the south-eastern side of Blackburn Road, 0.5 miles east, and outside of the main settlement of Ribchester within an area designated as Open Countryside.

Permission is sought for the extension of first floor accommodation to the rear elevation of the property towards the north-eastern gable elevation by 5m in length and 4m in width, which also involves the removal of the existing flat roofed extension and the replacement with a continuous pitched roof measuring 5.4m in height to the ridge. To the centre of the property to the rear elevation a chimneystack is proposed to project 0.7m from the main building line a maximum of 2m in length and 5.4m in height. In addition, permission is also sought to erect a balcony to the rear elevation of the proposed extension projecting 1m from the property, 2.9m in length and the height of the balustrade is to measure 1m.

The main considerations in the determination of this application are the visual impact of the extensions upon the appearance of the property as well as this area of designated Open Countryside, and any impact upon neighbouring residential amenity.

Any impact of the proposals upon the amenity of neighbouring residents will be minimal. There are no residential properties directly to the rear or to the north-eastern side elevation of the property and the balcony will not project beyond the proposed chimney stack which will screen any views towards attached property ‘Rose Cottage’. 

Turning to the visual impact of the works I consider that the proposed pitched roof to extend across the whole of the rear elevation of the property will provide a visual improvement upon the existing flat roof extension and will be viewed as a symmetrical extension to that of the recently approved rear extension at the adjacent property. As such it is considered that as the proposal will create a ‘dual-pitch’ when travelling south-west on the main road the scale, size and design is appropriate and will not significantly detract from the visual appearance of the main property as viewed within the immediate locality in compliance with Policy G1, H10 and the Councils SPG ‘Extensions and Alterations to Dwellings’. I also consider that the design and size of the chimneystack and balcony is appropriate and will not dominate the property as viewed from the rear elevation.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of this area of designated Open Countryside or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended 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: 07/03/2012














