Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0456/P

	Development Proposed:
	Two storey side extension to Dene Farm, Hurst Green, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish Council - Aighton, Bailey & Chaigley Parish Council – No observations or comments received within statutory 21 day 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 ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The proposed application seeks to erect a two storey side extension to a large detached dwelling. The property has already been allowed a double garage extension, and an extension into the adjoining barn.

As the property has already been greatly extended, the first issue is the increased floor area in relation to the existing dwelling, the Council’s SPG Guidance states that that as a guide, for dwellings in the Forest of Bowland Area of Outstanding Natural Beauty controls are more strictly applied. Extensions, which lead to properties becoming significantly more prominent, will not be allowed. As such proposals in excess of a 33% increase in floor area are unlikely to succeed. Previous extensions have seen an increase in the floor area by approx. 90%, and the proposed extension will see a further increase in floor area of approx. 77.4 square metres, creating a total floor area increase of approx. 134%. Whilst this is still a large increase on a house within the Forest of Bowland Area of Outstanding Natural Beauty, it is considered that;

· as the dwelling is set back within the existing site,

· is not visible from the nearby roadside,

· it has been designed to match the existing dwelling,

· it is to be constructed in similar materials, and

· taking into account the large area of land on which it resides,

the proposed extension is considered to be an acceptable addition to the property.

With regards to the fact that the building is partially a converted barn, Policy H18 states that ‘Proposals to extend or alter previously converted rural buildings within the plan area will be considered on the basis of the scale design and massing of the proposal in relation to the character of the existing building and the surrounding area’. Following previous proposals, and the subsequent extension of the dwelling into the adjoining barn, it is considered that as the dwelling as existing has lost all of its previous character as a farm house/cottage due to a poor conversion. As such, it is considered that any further extensions to the property could not possibly have a significant visual impact on the character of the existing building.

Therefore considering the above points, the proposal will have no significant affect on the street scene or on the residential amenity of the adjacent neighbours, has been designed to blend in with the existing property and as such it is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Forest of Bowland Area of Outstanding Natural Beauty.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 04/07/2006














