Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2012/0318/P

	Development Proposed:
	Demolition of two storey wing and two storey outbuilding, demolition of single storey rear porch, conservatory, outbuilding and greenhouse and construction of single storey extension and alterations to windows of  house, reroofing and construction of three new car underground garage facility at Holden Clough, Holden, Bolton by Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections.

Environment Directorate (County Surveyor) - No objection in principle on highway safety grounds.

Environment Agency - No objections.

Natural England – No objection but consider the need for a standing advice note in relation to protected species given the identification of a bat roost.  

Lancashire Garden Society – Make reference to the historic nature of the building and its importance and conclude that great care should be given in the decision making process of this application and its resultant garden.



	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”.

NPPF



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

	This proposal involves significant changes to the property known as Holden Clough which is located on the outskirts of the village of Holden situated in extensive grounds and within the Area of Outstanding Natural Beauty.  The proposal involves demolition of the rear extension and replacement with a single storey conservatory and demolition of some outbuildings which in part are to be replaced by a complex of garages located with glass roof and into the adjacent embankment.  The original proposal also involved a two storey extension on the front of the building which has now been deleted from the proposal.  

It is evident that the changes will result in a change to the historic fabric of the building and that much of the work at the rear would constitute permitted development.  I recognise that there will be a significant change to the character of the building but I consider the main front elevation which is now retained represents a sympathetic treatment with a modern twist at the rear to the main building.  A design and access statement has been submitted which indicates that the building was considered at one stage for the possibility of listing but this was not progressed.  Notwithstanding this point, the building is an important feature in the landscape and could be regarded as a non designated heritage asset.

The dwelling is hidden from any public vantage points due to the extensive garden and track that serves the property.   

The main proposal relates to changes to the main house, the ancillary wing and the outbuildings.  

In relation to the main house, the ethos is to rationalise the plan into a more suitable layout for modern day living and as a result there is proposed internal reorganisation.  This would include refurbishment of a cellar and a new internal staircase.  The main drawing room is to be changed to create a formal dining room and a smaller cinema room and as a result there will be a need for internal dividing walls.  At first floor, the proposal is to reconfigure the six bedrooms to offer en-suites facilities.  

In relation to the external alterations, the demolition of the rear porch, there are replacement external windows and doors as well as some additional windows.  The south elevation will have the windows dropped to create French doors on to a raised terrace.  The front section of the house has altered in relation to the two storey element has been renewed with a stone parapet incorporated.  The roof level of the two single storey wings now remains as existing.  

One of the main changes relates to an ancillary wing in which the two storey rear wing and single storey conservatory which is in a poor condition is to be demolished and replaced with a new single storey building consisting of a rear hallway, conservatory and gym.  The single storey extension is in approximately the same location and has the same ground floor area of the existing wing.  The extension is designed with a central spine which continues on to form a garden wall.  The proposed conservatory is a modern construction and of a contemporary style and I consider contrast well with the main character and fabric of the building.  It is clearly subservient to the main house.  

The proposal also involves the demolition of outbuildings located on the eastern part of the site as well as a new garage block within the courtyard which will accommodate three car spaces.  The garage is effectively underground taking advantage of the natural contour of the site.  

I recognise the changes to the character of the building but I consider that the overall design to be appropriate and have no objections to the amended scheme.  In order to ensure that protected species are safeguarded, it would be necessary to impose conditions in relation to the bat roost.  I am of the opinion that subject to appropriate materials, that the scheme is now acceptable.  



	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: 














