Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0399

	Development Proposed:
	Proposed single storey sun room extension at Dene Cottage, Back Lane, Wisewell.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Ribble Valley Borough Council Engineers Section – Request the use of a condition in respect of contaminated land.



	CONSULTATIONS: Additional Representations.

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 - Development Control

ENV16 – Conservation Areas

H10 – Residential Extensions

SPG Extensions and Alterations to Dwellings

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Draft Submission):

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 single storey rear extension at Dene Cottage, Back Lane, Wisewell. The development site is a detached dwelling located on Back Lane, Wisewell. The site falls within the Wisewell Conservation Area, within which the dwelling has been designated as a Building of Townscape Merit.

The proposed development consists of a single storey extension to the rear of the dwelling that will measure 3.7m x 7m and stand to an overall height of 3.2m. The extension is to be constructed from stone under a slate mono pitched roof. 

The factors to consider in the determination of this application are; the impact the development will have upon the character and setting of the existing dwelling and the Conservation Area; and what harm, if any, the development will have upon the residential amenity of the area.

With regard to the impact the development will have upon the character and setting of the existing dwelling. I am satisfied that the development would be a subservient addition to the existing dwelling. The proposed materials of stone, slate, and timber fenestration details would be in keeping with the character and setting of the dwelling. The development would not appear over large or incongruous.

The proposed development would not be harmful to the residential amenity of the area. This is by virtue of the design, scale and location of the development in relation to the surrounding dwellings. The nearest dwelling to the development would be located to the west, which sits on lower ground than the development site. However the proposed development would oppose a long cat slide roof of the neighbouring property. 

As discussed above the development site is located within the Wisewell Conservation Area, within which the development site has been identified as a Building of Townscape Merit. I am mindful of Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the desirability of preserving and enhancing the character and appearance of the Conservation Area. The proposed development would be inconspicuous within the Conservation Area and the proposed materials and general design would be in keeping with the general character of the property. Therefore whilst the development may not explicitly enhance the Conservation Area I am satisfied that it will not adversely harm the character, setting and visual amenities of the Conservation Area.

The Council’s engineer’s section has requested the use of a condition in relation to contaminated land.

In view of the above 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 visual impact on the building or adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning consent be granted.


DATE INSPECTED: 13 May 2013














