Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2008/0910/P

	Development Proposed:
	Erection of single-storey pitched roof extension to east side of existing bungalow to create additional bedroom and living accommodation. Single-storey pitched roof extension of the south gable and west elevations, reducing the pitch of the west facing pitched roof, to increase the existing accommodation in these areas. Re-submission at The Bungalow, Holden Clough Nursery, Bolton-by-Bowland, Lancashire for Mr Peter Foley.

	CONSULTATIONS: Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest and Sawley Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

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 chalet style bungalow relating to Holden Clough Nursery.  The bungalow was approved in February 1970 (BO.1493) and is located within the village boundary of Holden (G4) in the Forest of Bowland Area of Outstanding Natural Beauty (ENV1), as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  

The bungalow is set back from the access lane and is surrounded in its own grounds by well-established conifer trees.  The existing bungalow is timber clad on three elevations with the fourth elevation, facing the highway, the front, being faced in stone.

Planning permission has previously been granted for extensions to three of the four elevations on the simple bungalow (Planning Application 2/2008/0411).  This application gave approval to increase the floor area by an additional 54 square meters, which relates to an increase in floor space of approximately 53%.  

Permission is now sought to add an additional extension at the rear of the property measuring approximately 7.3m x 2.1m (15.33m²).  The extension will line up with the rear extension previously approved.  Overall, this extension along with the previously approved extensions will amount to an additional 62 square meters of floor space, relating to a percentage increase of approximately 70%.  

In terms of policy, the property is located within a village boundary (Policy G4), the SPG “Extensions and Alterations to Dwellings” states that schemes that increase the size of the original dwelling by in excess of 75% should be avoided.  The extensions relate to a 70% increase so are acceptable on this front.  The size and scale of the proposed extension are appropriate to the large plot size in which it is positioned.

In terms of visual impact, the extensions are in-keeping with the existing property in their simple design.  The bungalow is surrounded by trees and isn’t visible from the wider area in the AONB.  With regards to materials the original application (BO/1930) depicted that the dwelling would be built in brick with the front elevation to be built from natural stone.  The dwelling was actually built in timber with the front elevation faced in stone.  The plans show that the elevations will be faced in stone sourced from the local area as the existing timber work is in poor condition and the property suffers from damp.  I consider the proposed material to be and more appropriate to the rural locality and the AONB than the brick material approved in the 1970s.

Therefore, taking the above comments into consideration I recommend the application for approval.



	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 planning permission be granted.


DATE INSPECTED: N/A














