Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2007/0301/P

	Development Proposed:
	Proposed Extension to form annex accomodation including minor extension to curtilage at copy nook farm, bolton-by-bowland road, bolton-by-bowland, clitheroe, lancashire, bb7 4nl for mr m. bell.

	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 ENV1 – Area of Outstanding Natural Beauty.

Policy ENV3 - Development in Open Countryside.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy H12 - Curtilage Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application seeks permission for the erection of a large single storey, rear extension to a bungalow that lies close to the village boundary of Holden, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998), in order to create annexe accommodation for the applicant’s elderly mother. It also seeks a minor change to the existing residential curtilage in order to accommodate the proposed extension.

The proposed extension has been designed to match the current style of the bungalow, and the materials will ensure the proposal is in keeping with the surroundings.

With regards to the alteration to the curtilage, Policy H12 states that ‘Proposals for the extension of curtilage will be approved if the site is on the edge of a settlement providing:

a) The new curtilage boundary follows an easily identifiable feature such as a road, stream or hedge way or the curtlilage extension brings into line with the existing adjacent properties; 
b) The extension will not cause visual harm to the landscape; or
c)
The extension improves the visual quality of the site.

Bearing in mind the above, it is considered that as the proposed curtilage alteration is merely altering the existing fence line between land that the applicant owns in order to create a path measuring approx. 1.2m wide between the parking area and the new annex accommodation, it is considered that there will be no visual harm to the landscape, and as such complies with the relevant Policy.
With regards to the creation of annex accommodation, Policy H9, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

a)
the development is capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and

b)
the extension provides only a modest level of accommodation.

Bearing this in mind, it is considered that due to its design and internal layout it will provide only a modest level of accommodation could easily be integrated into the main dwelling.

With regards to the size of the proposed extension and its possible effect on visual and residential amenity, the Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ states, “In the open countryside, size controls are more strictly applied. Part of the character of these areas is the stock of relatively small cottages. The development of very large extensions is akin to the construction of a new dwelling, which would otherwise be resisted in the open countryside. For this reason, development proposals in excess of a 33% increase in floor area are unlikely to succeed. The bungalow has not been extended previously, and the proposed new extension will increase the floor area of the existing dwelling by approx. 36%. As such, this is considered to be acceptable and in compliance with the relevant Policies, and I am of the opinion that there will be no visual harm caused to the detriment of the surrounding countryside by the extension to the bungalow nor the implementation of the proposed curtilage alteration, and that the surrounding dwellings would not suffer adversely from the proposal.
Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, 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: 17/04/2007














