Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0833/P

	Development Proposed:
	Single Storey Extensions to Dwelling (Re-Submission) at Smithy Cottage, Settle Road, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - 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 ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached property within the open countryside outside the village settlement of Bolton By Bowland as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998), and is a re-submission of a previously refused application for a first floor side extension and two single storey extensions. Planning permission is sought for two single storey extensions, one to the rear of the property and one to the side, incorporating a new kitchen area within the existing garage area, an extension to the side porch to create a study area and a new sitting room within porch within the new rear extension.

The previous application was refused as the proposed extensions were considered to be unsympathetic to the cottage and former barn, and would create an overlarge extension to an already extended dwelling, which would detract from the traditional character of the cottage.

This new application was discussed with the agent prior to its resubmission, and the application now seeks a slightly larger single storey extension to the rear of the property and the same single storey extension to the side, but no first floor extension. As the original property has already been extended, the issue regarding the increased floor area in relation to the existing dwelling still remains as 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. However, whilst this is still a large increase on a house within the Forest of Bowland Area of Outstanding Natural Beauty, it is considered that due to;

· the proposed rear extension being hidden from the highway due to screening on the boundary and not clearly visible from the nearby roadside,

· the extension having been designed to match the existing dwelling,

· the extension to be constructed in similar materials, and

· the large area of land on which it resides,

the proposed extensions are considered to be an acceptable addition to the property.

With regards to the dwelling being within the Forest of Bowland Area of Outstanding Natural beauty, Policy ENV1 dictates that development should contribute to and enhance the AONB, and the adopted SPG also advises that extensions should not dominate the original house and should respect the proportion, form and detailing of the original. Bearing this in mind it is considered that the proposed extension fulfils these requirements due to the location of the extensions on site.

Therefore considering the above points, the proposal will have no significant affect on the street scene or upon the setting of the Forest of Bowland Area of Outstanding Natural Beauty, and has been designed to blend in with the existing property and 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: 24/10/2006














