Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/0591/P

	Development Proposed:
	Proposed single storey rear extension following demolition of existing conservatory extension and proposed first floor side extension at Woodacre Cottage, Fleet Street Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

United Utilities – No objections.

	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:

	Woodacre Cottage is a large detached dwelling which fronts Fleet Street Lane and is constructed from stone under slate roofs.  The proposed development consists of two elements, a single storey extension to the rear and a first floor extension to the side.

The proposed single storey extension to the rear will project 3.58m from the rear of the existing dwelling and measure 3.18m in width.  This element of the proposal is to be located in the position of an existing conservatory which is to be demolished.  This extension will have an eaves height of approximately 2.3m and an overall height of 3.2m, and will be constructed from stone under a slate roof.  This extension will also be incorporated into an existing single storey mono-pitched extension.  A double door opening is proposed in the southeast elevation, providing access to the rear garden area and a window opening is to be provided in the northeast elevation.

The second element of the proposed development consists of a first floor side extension to the northeastern gable end of the dwelling.  This is to be constructed over an existing single storey structure.  This element will project 2.3m from the existing gable end and measure 4.58m in depth.  As with the other proposed extension this element will be constructed from stone under a slate dual-pitched roof.  This extension will have an eaves height of 4.6m which would match that of the existing dwelling.  The proposed overall ridge height will be approximately 6.1m.  This would be 0.3m lower than the ridge height of the existing dwelling.  I consider this to be an appropriate step down.

The front elevation of the first floor extension will be set back 0.9m from the front elevation.  The rear elevation will however be built flush to the rear of the existing dwelling.  I am of the opinion that this setback and the proposed step down of the ridgeline will help ensure that the proposed extension will appear subservient to the original dwelling.

Having considered the proposed development, I am of the opinion that the existing character of the dwelling will be retained.  This is because the scale of the proposed development is considered to be sympathetic.

With regard to the residential amenity of the area I do not believe that the proposed development would lead to detrimental harm being caused.  This is because the nearest building is some 20m away at the opposite side of the main road.  Any other properties which may have a direct view of the development site are located in excess of 100m away.

In view of the above, I 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 permission be granted.


DATE INSPECTED: 22 JULY 2012














