Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/091

	Development Proposed:
	Proposed erection of a single storey rear extension to left-hand side of the property (as viewed form the front) at Stocks House 1 Hellifield Road, Bolton By Bowland.

	CONSULTATIONS: Parish/Town Council

	No objections in principal but suggest that the western elevation of the extension be constructed of coursed limestone to match the existing building.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

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:

	Consent is sought for the erection of a single-storey rear extension to Stocks House, 1 Hellifield Road.  

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 A.O.N.B 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 the erection of a single storey pitched roof rear extension to accommodate a dining area being accessed directly off the existing kitchen. The extension projects 4000mm rearward from the existing building and being approximately 6700mm in width, with an eaves height of 2400mm and an overall ridge height of approximately 3900mm.

Amended plans show the proposed windows proportions to be of a more vertical emphasis with stone surrounds to match the fenestrational arrangement of the parent building, details of the window types and materials will be dealt with through planning condition but it has been indicated that the proposed replacement windows will match those as approved via discharge of condition under application Ref: 3/2010/0632/P.  

Following amendments the extension now employs an adequate setback of approximately 700mm from the western elevation, avoiding a direct physical interface with the existing stone quoins and further aiding in the extension remaining visually subservient to the parent building, further details will be requested through condition regarding the interface of the proposed extension and the existing limestone coursing.  

It was established through pre-application discussions that the applicant would be unlikely to match the rough coursed limestone of the existing property and it was therefore established that render, of a suitable colour, would be acceptable and allow for a clear visual demarcation between the existing property and the new addition whilst remaining sympathetic to the overall architectural language of the building.  Stone quoins are also employed to prevent an abrupt visual termination on the southwest corner of the extension and to provide a clear visual link and language with the existing western elevation whilst softening the building edge.

The proposed eaves and fascia detail are thought to be appropriate and respect the detailing to be found on the existing building, further detail be required through condition to ensure appropriate materials are utilised and the character of the existing building is not compromised.  

Conservation style roof-windows are proposed on the eastern and western roof planes of the extension, given their location and proportion in relation to the extents of the extension I consider these features to be appropriate and are unlikely to compromise the character of the existing dwelling, section details will be requested through condition to ensure the roof-windows are sympathetically integrated into the roof plane.

The main consideration in relation to the proposed rear extension is the impact the development proposed will have on the Conservation Area, and also the A.O.N.B. 

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 scale, size and overall design of the extension will have no material detrimental impact on the setting and character of both the Building of Townscape Merit and the A.O.N.B. and 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.

1. The development must be begun not later than the expiration of three years beginning with the date of this permission.


Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990

	2. This permission shall be implemented in accordance with the proposals as detailed on submitted drawings 320130191/SK/01 amended as of 10/04/2013.

REASON: For the avoidance of doubt to clarify which plans are relevant.

	3. Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DME2 and DME5 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft, ensuring a satisfactory standard of appearance and given its location.


	4. Prior to the commencement of the development details of the proposed windows and doors shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DME2 and DME5 of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft, ensuring a satisfactory standard of appearance and given its location.
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