Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0134

	Development Proposed:
	Application for an amendment to planning permission 3/2010/0632 for formation of new window openings on North and East elevation and lowering of window cill on East elevation at Stocks House, Hellifield Road, Bolton By Bowland.



	CONSULTATIONS: Parish/Town Council

	Bolton-By-Bowland, Gisburn Forest & Sawley Parish Council - No objections, however the style of window should match other windows in the same wall.  Also, without knowing the exact reason for the lowering of the cill on the East elevation,  it is difficult to comment.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):
Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection
Policy EN5 – Protecting Heritage Assets

Policy DME4 – Protecting Heritage Assets
Other relevant policy considerations:
Bolton-by-Bowland Conservation Area Appraisal.



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

	The property is located in the centre of the village, of Bolton-by-Bowland, within the Bolton-by-Bowland Conservation Area and the Forest of Bowland AONB and is identified as a building of townscape merit.  The property lies to the north of the existing square and is afforded a high level of visibility upon approach from the south and east.  A private lane is located to the west of the dwelling providing access to Middle barn and other associated properties.  The property has been the subject of previous planning approval allowing for the subdivision of into two dwelling and associated minor works including the replacement and enlargement of some existing windows including the introduction of an additional window into the west elevation Ref: 3/2010/0632/P.

The current application seeks permission for a material amendment to planning permission 3/2010/0632 in order to form new window openings on the north and east (one on each) elevations and the lowering of an existing window cill on the east facing elevation in order to create a new door opening.  Permission is also sought for a reduction in the size of one of the windows on the west facing elevation at first floor.

The windows proportions of the new openings are of a vertical emphasis with stone surrounds to match the fenestration arrangement of the parent building, and it has been indicated that the proposed windows will match those as approved via discharge of condition under application Ref: 3/2010/0632/P.  Given their location and proportion in relation to the existing openings, as well as the continuation of the symmetrical nature of the fenestration details within the property, I consider these features to be appropriate and are unlikely to compromise the character of the existing dwelling.  The same consideration is had towards the lowering of the cill on the eastern elevation.

The main consideration is the impact the development proposed would have on the Conservation Area, and also the AONB.  Policy ENV16 notes that within Conservation Areas, development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials.  On this basis, It is my opinion that the overall design, materials and size of the amended elements will have no material detrimental impact on the setting and character of the Building of Townscape Merit, nor on the AONB or the Conservation Area as a whole.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on the building or adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various 2013














