Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0324/P

	Development Proposed:
	Proposed single storey side extension to dwelling at Catkins, Clough Lane, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a bungalow on the outskirts of the village boundary of Simonstone, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The proposal is for a single storey side extension on the north west facing elevation of the dwelling, incorporating a new bedroom with en-suite and a new bathroom. 

The dwelling has been extended previously with a garden room, and including the existing detached garage on site, the dwelling has already had an increase in floor area of approx. 36.5%. As such, the main issue with regards to the application is what affect the proposed extension may have on the original form and character of the building in terms of its scale, design and siting, and therefore whether or not it complies with Policies G1, H10 and ENV3. The Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ states that extensions within areas of open countryside such as this should be restricted to a 33% increase of the original size of the dwelling. The proposed extension to the property including the existing extensions, would mean an approx. 72% increase if the original floor area of the dwelling if the proposal in question were to be permitted. Whilst this is not in line with the Supplementary Planning Guidance notes, it is considered that by virtue of:

· the design of the proposed side extension to blend in with the original form and character of the existing dwelling,

· the dwelling being less than 100m from the village boundary,

· the dwelling being screened from the roadside by dense foliage on the site boundary and as such not visible from the nearby area, and

· that there are no neighbour implications,

it is considered that the proposal would cause no detrimental impact on the character of the dwelling, or have any affect on the street scene or on the open countryside in which the dwelling is sited.

Therefore considering the above points, it is recommended that this application be granted conditionally. 


	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.
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