Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/1104

	Development Proposed:
	Proposed Summer House at Cherry Tree Cottage, Clitheroe Road, Waddington.



	CONSULTATIONS: Parish/Town Council

	No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

ENV16 – Conservation Areas.

H10 – Residential Extensions.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

DMG1 – General Considerations.

DME4 – Protecting Heritage Assets.

DMH5 – Residential and Curtilage Extensions.

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

	Planning permission is sought for the erection of a detached summerhouse within the curtilage of Cherry Tree Cottage, Waddington. The development site is a semi detached dwelling which forms a cluster of 4 similar properties that are sited on land to the rear of the Waddington Arms Public House. The development site is located within the Waddington Conservation Area; the boundary for which is located immediately to the North West of the application site.

The proposed development consists of the erection of a detached timber summerhouse that would measure 4.8m x 4.8m and stand to a height of 3.75m. The summerhouse is to be constructed from timber boarding under a hipped shingle roof. The summerhouse is to be sited within the existing curtilage area of the dwelling and will be sited to the North of the existing dwelling. 

Since submission the proposed plans have been amended. These amendments are intended to address the concerns raised by the Countryside Officer is relation to the impact the development may have upon the trees which form the boundary of the site. The amendments made have moved the summer house forward 2.5m away form the existing trees, whilst this amendment is to the satisfaction of the Countryside Officer he has recommended the use of a condition which relates to the ongoing monitoring and safeguarding of the trees on site during the construction phase.

Due to the location of the proposed summerhouse in relation to the neighbouring properties I am satisfied that the development would not be detrimental to the residential amenity of the area.

A key consideration in the determination of this application is the impact the development may have upon the character and setting of the Conservation Area. Any development that is considered to be detrimental to the character and setting of the Conservation Area would be unacceptable. 

The boundary of the Conservation Area is located to the North West of the proposed site of the summerhouse. The boundary of the site, which in part forms the boundary of the Conservation Area, consists of various mature trees. These trees in themselves contribute to the character and setting of the Conservation Area. In circumstances where development occurs in close proximity to trees it is possible that their root networks could be damaged by development. Such damage could be detrimental to the long-term vitality and condition of the trees.

I am of the opinion that the proposed development if constructed would be clearly subordinate to the original dwelling and whilst perhaps visible from the areas such as the rear of the public house would not be an incongruous development; which would be detrimental to the character and setting of the Conservation Area.

Development within a Conservation Area has to either preserve or enhance the character and setting of the Conservation Area. Whilst the proposed development would not perhaps enhance the Conservation Area I am satisfied that the development would preserve that character. This is by virtue of the scale of the proposed development and the location of development in relation to the existing dwelling and the wider Conservation Area.

Therefore for the reasons outlined above I see no material objections to the granting of this 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 planning permission be granted.


DATE INSPECTED: 














