Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/CMS

	Application No: 
	3/2014/0563/P

	Development Proposed:
	Two storey extension at The Lodge, Clitheroe Road, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations to make.


	CONSULTATIONS: Additional Representations.

	No representations from adjacent properties.


	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan
Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Policy H10 - Residential Extensions.

The Core Strategy Submission version as proposed to be modified
Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.
Policy DME4 – Protecting Heritage Assets. 

Policy DMH5 – Residential and Curtilage Extensions. 
National Planning Policy Framework (NPPF).


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

	This application is a resubmission following a previous application being withdrawn and still substantially a two storey extension to the rear of The Old Lodge, Clitheroe Road, Whalley.  The existing building is of modest single storey construction and architecturally comprise a mixture of stone and brick as a walling material with a blue slate roof.  The building although not listed can be regarded as a heritage asset as it forms part of a traditional lodge building as the entrance to the former Bramley Meade complex on the outskirts of Whalley.  Since the original application this proposal has been significantly altered and the existing lodge building is retained in its original form with a two storey extension at the rear.  The previous application involved a roof lift and as such it was considered an inappropriate design solution in both terms of scale and massing.  The current application has now been sympathetically altered with the introduction of a modest glass link and a two storey extension at the rear of the property.  I am of the opinion that although the extension is still of a significant size the original character of the building would remain and the new extension would be a modern addition which also retains the common architectural theme of the lodge building.
In relation to impacts on the adjacent trees the subject of a Tree Preservation Order, the proposal has been altered to ensure that adequate root protection measures are in existence and as such subject to a detailed design of the bay window on the side elevation using a cantilever construction, there is unlikely to be any harm to the trees.

There are no residential properties affected by this development and as the boundary treatment of the mature trees that face onto Clitheroe Road are to be retained I am of the opinion that the extension would not be over dominant or result in harm to visual amenity of the area.


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 11 JULY 2014











This report needs to be read in conjunction with the Decision Notice.








