Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0701

	Development Proposed:
	Ground floor extension to allow for adequate living space at Ivy Cottage, Newton-in-Bowland, Clitheroe.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections.

Untied Utilities – No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	G1 Development Control

ENV1 – Area of Outstanding Natural Beauty (AONB)

ENV16 – Conservation Area

H10 – Residential Extensions

SPG – Extensions and Alterations to Dwellings



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

	Ivy Cottage is a stone built cottage and forms the end property of a short terrace; it is located in the centre of Newton-in-Bowland, within the Forest of Bowland AONB. The property occupies a prominent position within the village, being located just to the West of the village green, with the eastern gable of the property readily visible from the village green. The development site is located within the Newton-in-Bowland Conservation Area and is also a designated Building of Townscape Merit. The dwelling fronts the highway on both its front and rear elevations, with the highway to the rear on higher land.

Planning permission is sought for the erection of a single storey side extension to the East elevation of the property. The proposed development will project approximately 6.7m from the side of the existing single storey side extension structure. The proposed development will be constructed to an eaves height of 2m on the South facing elevation and 1.5m on the North facing elevation. This variation takes account of the topography of the area. The structure will stand to an overall height of 3.4m. The proposed development is to be constructed from random stone under a dual pitched slate roof. These materials are considered to be in keeping with those used in the existing dwelling. In addition to this an additional window opening is to be provided in the south facing elevation. This will face into the enclosed garden area of the dwelling.

When originally submitted the proposed development detailed the erection of a second storey over the existing single storey side extension on the east elevation. After viewing the site and considering these proposals I was of the opinion that the scheme would be inappropriate. The addition of a second storey would add an additional bulk and mass to the building, which when coupled with the prominent position the building occupies would have resulted in a development that was unsympathetic to the character of the dwelling. Furthermore I believe it would have had an overbearing impact upon the streetscene, particularly to the North. These impacts would have culminated in a damaging impact upon the character, setting and visual amenities of the Conservation Area, the Building of Townscape Merit and the Forest of Bowland Area of Outstanding Natural Beauty (AONB). The proposals have now being amended as described above; I am of the opinion that these amendments propose a suitable solution to the concerns originally raised.

The development as now proposed, would have a much-reduced visual impact upon the existing dwelling and the wider setting of the village. The proposals would now see a continuation of the existing ridgeline of the single storey side extension. Whilst this would increase this particular area of roofscape the development would not be overtly prominent. The most prominent view of this roofslope would be from the highway immediately to the north as this is on slightly higher ground. However I not believe this would be obtrusive, it would directly correspond to the original dwelling and be clearly subservient in nature.

An existing gate access into the site from the north will be maintained. This will be set back within the North elevation of the development, meaning that from many vantage points it would be quite conspicuous.

The key consideration is determining this application has always been the impact development would have upon the Conservation Area and the AONB. Development in these areas must conserve and or enhance the character and visual amenities and not lead to the damage or loss of character. I believe that the amended plans achieve this. I am of the opinion that the development will ensure the character and setting of the Conservation Area and AONB will be conserved; therefore according with policies ENV1 and ENV16 of the Local Plan.

The proposed development would extend closer to the neighbouring Primrose Cottage. However due to the orientation and layout of the two properties I do not believe the development under consideration in this application would cause detrimental harm to the residential amenity of the area.

Having considered the details submitted and in view of the above comments, I see no objections to the granting of planning permission. I therefore recommend accordingly.   



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning permission is granted.


DATE INSPECTED: 22nd August 2012.














