Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0233/P

	Development Proposed:
	Proposed ground floor bathroom extension with flat lead rolled roof.  Proposed detached double garage at Waddington Old Mill, Mill Lane, Waddington, BB7 3JJ

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council has no objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities - No objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Open Countryside

Policy ENV3 – Development within Open Countryside

Policy H10 - Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

NPPF – National Planning Policy Framework

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

	This application details works to the gable of a semi detached dwelling within the Area of Outstanding Natural Beauty.  

Permission is sought for ground floor flat roof extension on the gable of the property to create a bathroom.  The extension would attach to the existing lean-to addition which runs along the majority of the gable and would have approximate dimensions of 1.8m x 2.5m x 2.6m.  It would be constructed in natural stone with a flat lead roof.  Permission is also sought for a detached double garage within the garden area to the side of the property.  The garage would incorporate a first floor area and would have approximate dimensions of 6.5m x 8.17m x 3.3m to eaves level and 5.3m to the ridge.

Presently the rear roofscape of the property is that of a cat slide, albeit with two piked dormer projections and, the property has a modern conservatory erected on the rear elevation.  The property also has a single storey lean to addition running along the majority of the gable.  This and the adjoining dwellings comprise an original farmhouse (this dwelling in part) with shippon, stable and barn lying adjacent to and integral with, which was converted in the 1980s.  For this reason, I am making assessment on the appropriateness of this scheme against the household SPG, as opposed to the extensions to barn conversions policy of the Districtwide Local Plan as the exact historic status of this dwelling is unclear.  

As indicated previously there is a complex history to this range of buildings as some of the works already having taken place diminish the history of the built form.  However, the prominent rear roofscape still gives an indication of the building’s origins, particularly when approaching down Mill Lane, as the catslide roof profile it is a dominant characteristic.  Following previous refusals relating to the rear dormers and subsequent discussions the height of the proposed extension would be lower than the existing rear eaves level and thus I consider that the catslide roof profile would remain intact, thereby, the historic use of the building would still be clearly visible, I thus consider this aspect of the works to be acceptable.

In relation to the proposed double garage, at pre-app stage I advised the Agents that I had concerns that the openness of this particular area would be lost by a two storey building.  The height of the garage has been reduced by approximately 0.5m, at both the eaves and the pitch.  Although I consider the building is quite substantial, being two storey in height, I do not consider that the building would so adversely affect the visual amenities of the Area of Outstanding Natural Beauty as to warrant refusal of the application on this ground.  There will be no adverse effects on neighbours as no windows are proposed in the east facing elevation of the garage which overlooks the garden area of the adjoining property.  A condition will be used to ensure that privacy is not affected in the future.

For the above reasons, 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: 











