Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0576

	Development Proposed:
	Proposed Oak-Framed Orangery Extension, Bowland House, Newton-in-Bowland, BB73DY.

	CONSULTATIONS: Parish/Town Council

	No response



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No comments.



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.
Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy ENV16 – Development within Conservation Areas.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection
Policy EN5 – Protecting Heritage Assets

Policy DME4 – Protecting Heritage Assets
Other relevant policy considerations:
Newton Conservation Area Appraisal.

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

	Consent is sought for the erection of an Oak Framed Orangery extension at Bowland House, Newton-in-Bowland BB7 3DY.

The existing property is a part two-storey, part single storey stone faced detached stone faced cottage style property located in the centre of Newton-in Bowland and sited within the identified Newton Conservation Area although has not been identified as a building of townscape merit. 

The property fronts Slaidburn Road to the north with the residential curtilage fronting Black Lane North West to the east.  The property lies directly on the junction with the aforementioned roads/lanes and is bounded by a significant boundary wall to the east and south, which affords limited views into the rear of the property upon approach.

The proposals seeks consent for the erection of a single storey oak framed orangery extension to the rear elevation of the property.  The extension is sited within the recess of the L-shaped footprint being set back from the side and rear elevations by approximately 300mm measuring 3115mm in depth and 5930mm in width.  

It is proposed that the extension/orangery will be constructed primarily of an oak frame with oak framed glazing and doors, the extension will also benefit from a stone wall base approximately 600mm in height that ties in directly with the rear elevation of the existing dwelling.  The proposed orangery will be of a partial leaded Mansard roof construction with the inclusion of a roof lantern.

In assessing the proposal I am mindful of the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990 and consider, in terms of materials and appearance, the proposal to be acceptable and I do not consider that there will be any detrimental impact upon the setting or visual amenity of the identified Conservation Area.

Black lane North West provides a level of separation from the existing property and the neighbouring properties, with separation distances of approximately 13m to Lowlands Farm to the south and 17m to the Old Post Office to the east.  As previously state the southern and eastern extents of the property is bounded by an substantial stone built boundary wall with extensive tree/hedgerow planting which limits views into and out of the rear-garden.

Given the location of the proposed extension and the orientation of the existing property I do not consider that there will be any significant detrimental impact upon the residential amenities of neighbouring occupiers resultant from the proposal.
As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on the building or adverse affect upon the setting of the Conservation Area.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 14/07/2013














