Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/CMS

	Application No: 
	3/2006/0565/P

	Development Proposed:
	Proposed two storey side and rear extension and rear conservatory. Proposed change of use of land from paddock to residential curtilage and improved access at 1 Brow Top, Grindleton, Clitheroe, Lancashire

	CONSULTATIONS: Parish/Town Council

	Parish Council - The Parish Council has viewed this application and feel the development will improve the parking at Brow Top and support the application. However, the Parish Council wish the change of use of the paddock to be restricted to that which is used directly as residential curtilage and NOT apply to the whole paddock.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the proposal subject to the relevant conditions being imposed on any subsequent approval.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy H12 - Curtilage Extensions.



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

	The application seeks the erection of a two storey side and rear extension, a conservatory to the rear and a single storey extension to the side elevation of the new two storey element of a semi-detached, rendered cottage with a slate roof. It also seeks changes to the existing access to the site and the change of use part of the paddock to the rear of the property for use as residential curtilage for the dwelling. The dwelling itself lies within the village settlement boundary of Grindleton, and within its Conservation Area, however the land being applied to have its use changed lies outside both of these boundaries. The proposed extensions will occupy approx. 51.2 sq. m. of the proposed portion of land to be changed to domestic curtilage.

Firstly, with regards to the alteration to the curtilage, Policy H12 states that ‘Proposals for the extension of curtilage will be approved if the site is on the edge of a settlement providing:

a) The new curtilage boundary follows an easily identifiable feature such as a road, stream or hedge way or the curtlilage extension brings into line with the existing adjacent properties; and
b) The extension will not cause visual harm to the landscape; or
c)
The extension improves the visual quality of the site.

Bearing in mind the above, it is considered that as the proposed curtilage extension is into a plot of land surrounded by other dwellings and their curtilages, there will be no visual harm to the landscape and it will bring the curtilage in line with the adjacent neighbouring dwellings, and as such complies with the relevant Policy.
With regards to the size of the proposed extension, the Supplementary Planning Guidance ‘Extension and Alterations to Dwellings’ states that “Overlarge extensions can dominate the original dwelling, and they are also more likely to harm amenities of neighbours. The development should be appropriate to the plot size and not result in a cramped appearance. As such the avoidance of schemes, which increase the size of the original dwelling in excess of a 75% increase in floor area are recommended. The proposed extensions will increase the floor area of the existing dwelling by approx. 95%, and whilst this is not in line with the Supplementary Planning Guidance notes, it is considered that by virtue of:

· the distance between adjacent properties,

· the proposed extensions not dominating the original dwelling,

· the design of the proposed side and rear extensions to blend in with the original form and character of the existing dwelling, and

· once the alterations have been made to the residential curtilage, the overall size of the plot in question.

With regards to the proposed improved access arrangements at the entrance to the site, the LCC Chief Traffic and Development Engineer has no objections providing the access improvements indicated are constructed prior to development taking place.

As such, it is considered that as:

· the proposed curtilage extension is considered acceptable,
· the design and materials to be used for the proposed extension are considered acceptable, and
· that the proposed access improvements will benefit all three houses, the application is considered to comply with the relevant Policies, the Council’s SPG note ‘Extensions and Alterations to Dwellings’ and I do not consider this application will cause a detrimental impact on the visual amenity of the area.

Therefore, bearing in mind the above comments, the application is recommended accordingly.



	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: 14/07/2006














