Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/1030/P

	Development Proposed:
	Single storey garden room extension at Hobwood House, Wesley Street, Sabden

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency – No observations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Draft Submission)

Policy DME2 – Landscape and Townscape Protection

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.



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

	Planning permission is sought for the erection of a single storey garden room extension to the rear of Hobwood House, Sabden.  The existing dwelling is a large detached property constructed from stone.  The dwelling is located outside of the recognised settlement as defined by the Ribble Valley Districtwide Local Plan, it is however located within the Forest of Bowland AONB.

Prior to the submission of this application pre-application advice was given to the applicants.  Originally a two-storey extension was proposed.  However I was of the opinion that a two-storey extension would have resulted in a development that would be over dominant and not sufficiently subservient to the main dwelling.  It was however indicated that subject to a suitable design being proposed a single storey extension would be supported.

The existing dwelling is a stone built property under a dual-pitched roof.  To the rear there is a projecting cross-wing type two-storey structure which has a ridgeline which runs perpendicular to the roof of the main dwelling.  This creates a partially enclosed veranda area to the rear of dwelling.  It is this area in which the proposed extension will be located.

The proposed extension will measure 5m x 7m and stand to an overall height of 3.2m.  The extension is to be constructed from stone under a flat roof containing a roof lantern.  The flat roof will be mostly obscured from view by the use of a parapet wall.  Glazing is to be provided in both the south and west elevations.

The proposed development would be set within the existing footprint of the dwelling.  I am therefore satisfied that it would result in a subservient addition to the existing dwelling.  The proposed development has, in my opinion, been designed to a high standard and would complement the character and setting of the existing dwelling.  In addition to this I am satisfied that the proposed development would, by virtue of its design, preserve the character and setting of the AONB.

The development site is isolated and has no immediate neighbours.  The proposed development would therefore have no impact upon the residential amenity of the area.

I therefore see no material objections to the granting of this planning permission and 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: 14 AUGUST 2012


(DURING PRE-APPLICATION ADVICE PROCESS)














