Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2008/0629/P

	Development Proposed:
	Two storey extension at Harrop Gate Farm, Harrop, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	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 small, isolated farmhouse within a small curtilage on the lane that leads to Harrop Fold.

The proposed two storey rear extension would have a pitched roof forming a double apex with the existing roof of the dwelling.  This is a roof design that is quite common on farmhouses in the locality, and the roof over the extension would be in natural slate to match the existing.  The rear elevation and the eastern side elevation would be natural stone to match those elevations on the existing dwellings.  The existing western side elevation (which is the least visible of the side elevations due to it being screened by an existing outbuilding which is to be used as an open fronted garage and storeroom) is rendered.  That wall of the extension would be rendered to match.

The front elevation of the farmhouse would be affected by the proposal.  The windows on the side elevations of the extension would have stone heads and sills to match the existing windows and are of appropriate sizes.  The proposed rear elevation contains a high percentage of glazing and a balcony to take advantage of the views over the fields to the rear.  Given that this is least visible of the elevations, and through the use of appropriate external materials, I do not consider that, in this particular case, the large windows or the balcony would seriously detract from the appearance of either the property itself of the locality.  

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no seriously detrimental effects upon the appearance of the property itself or the wider locality nor upon the amenities of any nearby residents.

P.T.O.

	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 3/9/08














