Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: gt/js

	Application No: 
	3/2007/0887/P

	Development Proposed:
	demolish existing garage and outbuildings and erect a two storey extension to provide two extra bedrooms, double garage, utility and shower room and erect a conservatory at sandrock, avenue road, hurst green, lancashire, bb7 9qb for mr n. whiteoak.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Forest of Bowland Area of Outstanding Natural Beauty.

Policy ENV21 – Historic Parks and Gardens.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a stone built bungalow just outside the village boundary of Hurst Green, within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The bungalow also lies within the boundary of the designated Historic Park and Garden of Stoneyhurst College. The proposal seeks permission to demolish an existing single storey, detached garage and outbuildings, and replace them with a two storey, side extension, in order to create a new double garage with two bedrooms and an en-suite above. The proposal also includes a conservatory to the rear.

Due to the isolated location of the property in relation to nearby dwellings, I do not consider that there will be any detrimental impact on residential amenity. With regards to the effect on visual amenity, the property is accessed via single lane track as is set back from this track by approx. 8m. As such, the property is only viewed when directly adjacent to or opposite it. The extension has been designed to blend in with the existing house, and whilst the roof of the new extension will be approx. 0.6m higher than the existing roof line, it is considered that the proposal will have no detrimental impact on the character of the property, and will actually add a sense of character to what is currently a relatively ordinary bungalow. Bearing this in mind, I am of the opinion that there will be no visual harm caused to the detriment of the A.O.N.B. by the extension, and that the surrounding dwellings would not suffer adversely from the proposal due the distance between them and the boundary screening surrounding the site. As such the proposal complies with Policy ENV1.

Policy ENV21 notes that “Development proposals affecting a historic park or garden and its setting will be strictly controlled to ensure they do not harm the appearance or function of the area. Proposals will be assessed in terms of scale, size, design and materials.” Considering this property lies within its own, densely screened curtilage and is in all intense and purpose, separated from the Historic Park and Garden, I do not consider that the proposal will have a detrimental impact on the appearance or function of the area, and as such complies with the relevant Policy.
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: 30/10/2007














