Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/MN

	Application No: 
	3/2006/0193/P

	Development Proposed:
	Alterations and extension of existing farmhouse to provide improved living accommodation and garage space at Broomhill Farm, Smalden Lane, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	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:

	The application relates to the original farmhouse at what is now the Broomhill Equestrian Centre.  There is another dwelling (a barn conversion) within the group of buildings as well as the substantial buildings which are used for the equestrian business.  The site is within the AONB.  

In 1996, permission was granted for a single storey side extension and attached garage on to the south western side elevation of the dwelling, but with the garage projecting beyond the north eastern elevation which faces Smalden Lane.  That permission (96/0040/P) has been implemented.

Planning permission is now sought to built above the side extension and garage; for the conversion of the garage into additional living accommodation; and for the erection of a large replacement garage which would be linked to the existing garage and would extend in front of the north eastern elevation of the house (ie it would be between the dwelling and the highway – but there is a densely wooded area between the edge of the curtilage and the road).  

In a supporting letter from the applicant’s agents it is stated that they have lived at the property for 12 years and, with their two young sons and teenage step daughter they are finding it increasingly difficult with only three bedrooms.  The agent considers the proposed use of the existing footprint of the dwelling, and building above the single storey elements is the most appropriate way of achieving the additional accommodation required by his clients.  It is stated that the proposed replacement garage is the large size proposed in order for cars to be garaged securely and also to accommodate the family hobby of quad bikes.

The overall proposal does represent a large addition to the existing dwelling which might not be considered acceptable within the AONB in other circumstances.  In this case, however, the dwelling is a relatively small part of the complex of buildings at the Equestrian Centre.  As such, the impact of the extensions on the local environment are relatively minor when viewed within the context of the existing group of buildings.  

I consider the extensions to be appropriately designed for this dwelling and they are to be constructed using natural stone and natural slates to match the existing dwelling.  A further benefit of the proposal is that it would allow the applicants and their growing family to continue living at the site where they also work.  The proposal is, therefore, sustainable. The extensions are on the side of the house furthest away from the barn conversion dwelling, such that there would be no detrimental effects upon the amenities of the occupiers of that dwelling.

For these reasons I consider the proposal to be acceptable.

A Bat Survey has been submitted.  A condition is required to ensure that the development is carried out in accordance with the Survey.



	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: 17 MARCH 2006 














