Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2007/0498/P

	Development Proposed:
	Proposed redevelopment of existing bungalow incorporating roof lift and extensions to create a large family dwelling comprising six bedrooms plus en-suites, extended dining, kitchen, sunroom, study/gym areas and triple garage at Oakwood Lodge, Ribchester Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a bungalow within a large curtilage on the north side of Ribchester Road, Clayton-le-Dale, just before the road slopes down steeply to the traffic lights at the junction with the A59.  It is very well screened from the road and from its neighbours by high hedges on its front and side boundaries.

The proposal is for a quite extensive scheme of extensions and alterations to convert the property into a two storey dwelling.  Generally, it utilises the same footprint as the existing bungalow, but the additions are of modern design incorporating quite a lot of glazing and some balcony features at the rear.  The balconies, however, are well designed and positioned so that they are screened by other parts of the building.  Any overlooking of neighbours is therefore prevented in this way, but in any event, the neighbouring properties on both sides are a considerable distance away and well screened by boundary hedges, shrubs, trees.  

As part of the scheme, an existing integral garage is to be converted into living accommodation, and a replacement attached triple garage is proposed at the western end of the front elevation.  This is the only major addition to the existing footprint of the bungalow.

The overall scheme will radically change the appearance of this dwelling from a nondescript bungalow to a two storey dwelling of modern design.  Given the large well screened curtilage, however, and the fact that all the dwellings in the vicinity are of individual designs (and most are two storey properties) I can see no objections to the proposal. 

P.T.O.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 6 June 2007














