Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0897

	Development Proposed:
	Demolition of the existing porch and utility and erection of a proposed two-storey extension at Hollycroft, Bowland Gate Lane, West Bradford.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection on highway safety grounds.

	CONSULTATIONS: Nearby Residents

	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:

	This application relates to a two-storey detached property located towards the head of Whittakers Lane off Bowland Gate Lane, approx. 0.3 miles north-east outside the main settlement of West Bradford within an Area of Outstanding Natural Beauty, in which the eastern, western and southern elevation of the property is surrounded by open farmland.

Permission is sought for the demolition of the existing single storey porch and utility extension to the northern rear elevation of the property and the erection of a two-storey wrap around extension. The proposal will comprise of an l-shaped extension at ground floor level to the north-western corner of the property to the rear, projecting 3.8m from the rear wall and a maximum of 3.7m in length with a covered open porch area to the north-western corner and an extension measuring 3.7m x 3.8m above. This portion of the extension is to measure a total of 7m in height to the ridge with a hipped roof. The two-storey extension to the northern rear elevation of the property attached to the existing kitchen is to project 3.1m from the northern rear elevation of the property, measure 6.2m in length and a total of 7.4m in height to the ridge with a hipped roof.

In terms of visual impact I consider that the scale, size and design of the two-storey extension is acceptable. The existing detached property is rather isolated and due to the large plot size and the fact that it is surrounded by open farmland it is considered that the existing property can adequately accommodate an extension of this size, resulting in the appearance of a property from the adjacent public footpaths which will not significantly detract from the visual appearance of this area of Area of Outstanding Natural Beauty. The hipped roof design is in-keeping with the main property and the variance in ridge heights to the rear elevation reduces the massing of the extension against the original property thus satisfying the requirements of the Councils SPG on ‘Extensions to Alterations and dwellings’.

The nearest residential property from the applicants is situated 54 metres north-east, therefore it is considered that any impact of the proposal upon the amenity of neighbouring residents will be minimal.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 05/12/2011














