Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0519

	Development Proposed:
	Proposed extension of existing detached dwelling to form kitchen and dining room, utility room and entrance hall. Proposed new window openings in East gable wall and North flank wall; at Wheatley Cottage, Four Acre Lane, Thornley, PR3 2TD.

	CONSULTATIONS: Parish/Town Council

	No representations received.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities: No objections.



	CONSULTATIONS: Additional Representations

	No other representations received.



	RELEVANT POLICIES:

	G1 – Development Control.

ENV1 – Area of Outstanding Natural Beauty.

H10 – Residential Extensions.

SPG – Extensions and Alterations to existing dwellings.

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

	Wheatley Cottage is a large detached, two-storey dwelling which stands within it own generous plot. The dwelling is constructed from stone under a slate roof. The dwelling is isolated insofar as there are no other dwellings or buildings on land that immediately abounds the site. The development site is located within the Forest of Bowland AONB and is surrounded predominantly by open countryside/farmland. The development site benefits from being enclosed and screened from view by well-established tree groups. Permission is sought for an extension to the existing detached dwelling to form a kitchen and dining room, utility room and entrance hall. There are also new window openings proposed in East gable wall and North Flank.

The extensions element of this development consists of two parts. A smaller development in the area of the existing main entrance that will create an enlarged entrance hall area. The second larger element consists of a single storey extension to the gable end of an existing cross wing structure on the North elevation. A portion of this extension extends back along the East elevation to create a lean to structure along part of the East elevation. The new gable end of this single storey extension will be heavily glazed; there will also be an overhanging eaves feature measuring approximately 1.1m. The development is to be constructed from natural stone under natural slate roof, the new windows are to be timber framed, these details match the existing dwelling,

The proposed development will require the removal of 1no. tree, denoted on the plans as T1. This tree is located within the existing site and as a result its removal would not increase the impact the development would have upon the amenity of the area. Additionally the tree to be removed is of relatively small scale in comparison to other trees that abound the site.

Having considered the proposed plans I am of the opinion that whilst the development is quite substantial it would not be out of character for the existing dwelling. This is because the existing dwelling by virtue of its existing size could easily accommodate a development of this nature without it becoming an obtrusive feature that would be detrimental to the existing character and setting of the dwelling.

Due to the proximity of the development to other properties I do not consider that the development proposed would have a detrimental impact upon the residential amenity of the existing dwelling or that of any neighbours.

The development site is located within the Forest of Bowland AONB. I am of the opinion that the proposed development would not cause an excessive level of adverse harm to the character and setting of the AONB. The proposed materials of construction are considered to be acceptable. Furthermore the development would be heavily screened from view due to the existing boundary treatments of well developed groups of trees.

Having considered all of the information submitted I am of the opinion that the proposed development is acceptable, I therefore recommend 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 approval is granted. 


DATE INSPECTED: 10/06/12














