Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0076

	Development Proposed:
	Proposed rooflift and garage extension at Innellan, Moor Lane, Wiswell.

	CONSULTATIONS: Parish/Town Council

	Wiswell Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies – N/A

	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:

	The application relates to a large detached split-level true bungalow on the northern side of Moor Lane to the south-east and just outside the main settlement of Wiswell within an area of designated Open Countryside.

Permission is sought to remove the existing flat roofed garage to the north-western side elevation of the property and erect a two-storey side extension measuring 6.1m x 6.8m x 7.4m in height to the ridge to incorporate a garage at finished floor level with accommodation above. In order to accommodate the extension and provide space in the roof the ridge height of the south-eastern side of the main property is to be increased from 1.7m to 3.5m and to the north-western side increased from 1.3m to 2.2m so that the property has a continuous roofslope. The application also includes a piked dormer to the front (south-western) roofslope measuring 3m wide, projecting 3.4m from the roofslope and 2.5m in height with the insertion of velux rooflights to each roofslope as well as other fenestration details.

I consider that the scale, size and design of the proposals are acceptable. Moor Lane is characterised by large detached properties set in substantial grounds, with each having individual character and design. It is considered that the existing property is of little architectural or visual merit and has a number of flat roofed extensions as well as a glazed conservatory to the front elevation. The property is sited well back from the main road and as it is at an elevated position, only partial views of the property are visible within the public realm as the majority of Manor Avenue is edged by mature high hedgerow interspersed with trees. Therefore it is considered that the proposals will not detract from the appearance of the property or the appearance of this area of designated Open Countryside. 

With regards to any impact of the proposal upon the amenity of neighbouring residents the property is sited over 20m from the nearest residential property to the north-west and over 30m from the nearest property to the south-east which are both at obscure angles in relation to the applicants. Therefore it is considered that any impact of the development upon the amenity of neighbouring residents will be minimal.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area 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: 01/05/2012














