Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2005/0858/P

	Development Proposed:
	Removal of Existing Roof, Increasing the Height of the Rear to the Existing Roofline to create 2 No. Bedrooms and 1 No. Bathroom at Angram Green farm, Worston, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a two storey farmhouse within the Forest of Bowland AONB, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). It is stone built with a slate tiled roof, and to the rear is single storey extension with a rendered finish. The proposal shows a first floor extension over the existing single storey extension at the rear that creates two additional bedrooms and a new bathroom. The extension is shown to be 0.3m below the existing roofline, and the materials to be used are to match the existing elevations, apart from the south facing elevation, which will be stone faced to match the original dwelling.

The first issue regarding this application, is the possible affect the proposed extension may have on the original form and character of the dwelling in terms of its scale, design and siting, and therefore whether or not it complies with Policies G1, H10 and ENV1. There are three points within the Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ that relate to the proposal. They state that:

a)
Extensions within Open Countryside such as this should be restricted to a 33% increase of the original size of the dwelling, and if the proposal were to be permitted, the total increase in floor area compared to the original dwelling (including the garage, conservatory and the approved sun room to the front elevation) would be increase of well over 100%.

b)
any extension should reflect the character of the original house and the wider locality.

c)
as a general rule, any extension should not dominate the original house.

With regards to the actual dimensions of the extension, although the proposal would increase the floor area of the dwelling by more than the recommended % increase, it was considered that due to the dwellings isolated location, and that the proposal would not be significantly visible, there were no major concerns over the additional floor area created.

With regards to the extension reflecting the character of the original house, the proposal as originally submitted showed a large window on the south east facing corner of the first floor extension, that was very modern and as such completely out of keeping with the dwelling. It was requested to the agent that the windows be set in from the corner of the extension, and be more in keeping with those in the existing elevations. An amended plan was received showing the window in the east elevation to match the existing windows, but the window in the southern elevation shown to be of a similar size and shape as first submitted. However, bearing in mind this elevation is proposed to be stone faced to blend in with the existing farmhouse, and that it will not be significantly visible due to it facing towards Pendle Hill, it is considered that the amended proposal will have no significant impact on the visual amenity of the AONB. 

Therefore, bearing in mind the above comments, it is considered that the extension will reflect the character of the original dwelling, whilst not over dominating it, and due to the proposed materials to be used, it will have no significant affect on the surrounding area, nearby dwellings or on the AONB as a whole. The proposal also complies with Policy ENV1, G1 and H10, and as such the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 03/11/2005














