Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2008/0338/P

	Development Proposed:
	Re-model the existing bungalow by removing the roof and extending upwards to provide a first floor; material will be identical to the existing house; the garage will remain as existing; it is proposed to roof the glazed link with a traditional roof structure at Beck Top, Clough Lane, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – 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:

	Beck Top is a bungalow of stone construction with a tiled roof which was constructed following a planning permission granted in 1992.   It is situated on the west side of Clough Lane within a relatively large curtilage which has a southern boundary to Whalley Road.  The site is just outside the settlement boundary of Simonstone but is not within the green belt.

The bungalow is situated close to Clough Lane with its rear elevation facing the lane and its front elevation facing west across its curtilage.  There is a bungalow, on slightly higher ground, on the opposite side of Clough Lane.  The windows in that bungalow which are closest to the application site are obscure glazed.  There is also substantial tree and shrub screening between the two properties.

Permission is sought to convert the property into a full height (ie not dormers) two storey house by retaining the existing footprint and building upwards using matching stone and new roof tiles of the same type and colour as the existing tiles (which are to be replaced as they are coming to the end of their lifespan).  There is an existing garage which is linked to the main house by a glazed structure.  The garage would remain unaffected by the proposal but the glazed roof of the link would be replaced by slates to match those used on the main house.

Although the nearest neighbouring property is another bungalow, there are two storey dwellings on Clough Lane.  The proposed extensions to provide a first floor would, in my opinion, result in a dwelling which would not be out of keeping with other dwellings in the locality.  It would also, in my opinion, not have any seriously detrimental effects on the privacy or amenities of any neighbouring residents.

In a bat survey report submitted with the application, it is stated that no signs were found that bats used the house as a roost.

Overall, I can see no objections to this application and I therefore recommend accordingly.



	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: 21 MAY 2008














