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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed single storey games room and gym extension to the existing garage. 

	Site Address/Location:
	Beck Top, Clough Lane, Simonstone, Lancashire, BB12 7HW

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RBVC Countryside consultation received 15/03/2022 – No Objections subject to Conditions

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2008/0338:
Remodel the existing bungalow by removing the roof and extending upwards to provide a first floor. Material will be identical to the existing house. The garage will remain as existing. It is proposed to roof the glazed link with a traditional roof structure. (Approved)

3/2014/0564:
Erection of extensions to garage including increased roof height and dormer to form first floor above to provide additional living accommodation in the roof space. (Withdrawn)

3/2014/1054:
Proposed single storey side extension to form bedroom and en-suite. (Approved)

3/2015/0117:
Single storey extension to existing conservatory at front elevation. (Approved) 

3/2015/0125:
Discharge of conditions 3 (materials) 4 (window details) 6 (bat boxes) of planning permission 3/2014/1054. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow dwelling located off Clough Lane, situated within the open countryside just outside the settlement boundary for Simonstone. The property comprises of natural stone, concrete roof tiles and aluminium window frames and doors. The area is characterised by a range of dwellings of different designs and appearances, with Simonstone Brook being positioned to the West of the development site. The site itself does not fall on any designated land.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension to the existing garage in order to provide a games room and gym extension to the application property. It will project approximately 7.5m from the Western elevation, measuring approximately 5m in width. The extension will feature a pitched roof design, with a maximum height of around 4.4m with the eaves falling to around 2m from ground level. The materials will include natural stone elevations, with concrete roof tiles and Bi-Folding powder coated aluminium doors to the Northern elevation.  


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The application property in question lies on a corner plot of a junction between Clough Lane and Whalley Road, with the proposal extending off the Western elevation of the dwelling. As such, properties situated along the Eastern side of Clough Lane will not have their residential amenity affected by the proposed garage extension. 

The closest property situated on the Western side of Clough Lane is Cottage Clough, sited approximately 35m North-West of the development, with a sufficient treescape providing a buffer between these properties. Therefore, the proposed extension would not be considered to impact on overshadowing, or loss of privacy on neighbouring residents as a result. 


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The proposed extension will feature a pitched roof design, adjoining to the Western elevation of Beck Top at a maximum height of approximately 4.4m, and an eaves height of 2m respectively. The ridgeline of the extension will be positioned below the existing maximum height of the property and therefore will make it wholly subservient to the main property in terms of height, and as such will result in a non-dominant feature. The materials have been chosen in order for the proposed extension to integrate effectively with the existing dwelling, using natural stone, concrete roof tiles and aluminium door features. The extension is considered to be of a larger footprint, measuring approximately 35m², however as the development will be positioned in the centre of the residential curtilage, around 20m from the adjacent highway, the proposed design would not be considered to be incoherent with the surrounding landscape, and is therefore acceptable. As such, it is not considered that the proposal would have any undue impact upon the visual amenities of the host dwelling or the local area. 


	Landscape/Ecology:

A bat survey was completed on 16/02/2022 and found that the existing garage did not provide any habitat potential for bats. As a result, the extension of this structure will not impact on any local bat population, nor does it constitute the loss of any high value roost potential for bat species. However, as the location supports a bat population, it is recommended in the Bat Report that the roost potential be further enhanced by the insertion of 1no bat tube to the new South-West gable in the extension at high level. 


	Highways:

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works will not affect the existing parking arrangement on site it is not considered that the proposal will have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




