Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/0040/P

	Development Proposed:
	Construction of a single storey garden room and detached garage (single) within garden area at 1-2 Ladycroft Cottage, Holden

	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 – Recommended following current EA standing advice on flood risk.



	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

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 garden room extension and a detached garage at 1-2 Ladycroft Cottage, Holden.

The development site is located within the Forest of Bowland AONB.  In addition to this due to its close proximity to Holden Beck, the development site is located within flood zones 2 and 3 as defined by the Environment Agency.

There are two distinct elements to the development proposed within this application.  The first is a single storey garden room extension that is to project 5.2m from the existing dwelling and measure 4.5m in width.  The proposed extension is to be constructed from random stone under a dual pitched slate roof.

The second element of the proposed development is the erection of a detached garage.  This is to be sited towards the western end of the existing curtilage.  The proposed garage is to measure 3.2m x 5.2m and be constructed to a height of 4.1m.  The south and west elevations of the garage are to be constructed from stone whilst the north and east elevations are to be constructed from rendered blockwork.  The garage is to be finished with a dual-pitched slate roof.

The proposed garden room extension would be similar in scale and appearance to that of an extension on the adjoining property.  The proposed development would therefore restore a degree of symmetry to the cottages.  The proposed garage whilst detached from the main dwelling would be of a scale and design in keeping with the area.

Having considered the submitted details, I am satisfied that the proposed development would not be detrimental to the residential amenity of the area.

Due to the sites location within designated flood zones the applicant has provided details of the measures that are to be incorporated into the development to mitigate flood risk.  It is considered that these measures are appropriate and proportionate to the scale and nature of the development.

The existing boundary treatments to the site that consists of various different hedges and groups of trees and shrubs will be retained.  These will provide a degree of screening to the proposed development.  The results of this would be that the development would not be overtly prominent within the streetscene.  I am of the opinion that this will ensure that the character, setting and visual amenities of the AONB are preserved.

Having considered the submitted details, I see no material objections to the granting of this 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: 1 FEBRUARY 2013














