Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2013/0005/P

	Development Proposed:
	Extension porch/boot store to existing dwelling at The Old Stables, Catlow Road, Slaidburn

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH5 – Residential and Curtilage Extensions.



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

	Planning permission is sought for the erection of a single storey extension to the rear of the existing dwelling.  The development site is located within the Forest of Bowland AONB.  

The existing dwelling known as The Old Stables, is a detached property linked via a small two storey structure to the neighbouring Woodhouse Gate Farm.  The ground floor of this link provides a kitchen and utility area to the Old Stables whilst at first floor there is an office space, which can be accessed by exterior steps.  

A Certificate of Lawfulness for the proposed use or development has recently been issued under ref 3/2012/0470/P.  This related to the use of the Old Stables as permanent residential accommodation from use as a holiday cottage.  

The proposed development involves the erection of a single storey mono pitched extension to the rear of the property.  This would be situated to the rear of the existing small scale two storey link building between the Old Stables and Woodhouse Gate Farm.  The development would occupy a gap between the existing exterior staircase and the gable end of the Old Stables.  The structure would not project beyond the rear elevation of the existing dwelling.  

The proposed structure would stand to an overall height of 3.2m with the highest part of the roof being sited below the sill level of the window at first floor.  The extension is to be constructed from stone under a slate roof with timber windows and doors.  

The Old Stables and the neighbouring Woodhouse Gate Farm are isolated properties with no immediate neighbours.  I am therefore satisfied that the proposed development would not have a detrimental impact upon the residential amenity of the area.  

I am of the opinion that the proposed development would be a sympathetic and subservient addition to the existing dwelling.  In addition to which due to its design, scale and proposed materials, I am satisfied that the development would not be detrimental to the character, setting and visual amenities of the AONB.

I therefore 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 detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 24 January 2013














