Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: 

	Application No: 
	3/2007/0324/P

	Development Proposed:
	Single storey extension to form snooker room with glazed ‘link’ to existing dwelling at duck house farm, brow top, grindleton, clitheroe, lancashire for mr & mrs j. paul.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”



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

	The application relates to a detached property within the settlement boundary of Grindleton, and within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). Following the submission of amended plans, planning permission is sought for a single storey extension to the main dwelling, with a glazed link building in-between the two.

The scheme as originally submitted with an additional garage and gable ended extension facing the road, was considered to elongate the building in a linear fashion and significantly reduce the important view from the adjacent public footpath out of the A.O.N.B. through the existing garage and building. The new scheme, submitted without an additional garage, shows the roof shape re-orientated to be in line with the existing roof of the building, and as such minimising the impact of the building as viewed from the adjacent public footpath.

With regards to the size of the extensions, historically, the property was a farmhouse, with a barn attached, and following various extensions and alterations is now a larger farmhouse within reasonably large grounds. The proposed extension has been sympathetically designed to match the existing architectural features of the dwelling, and as such, whilst the increase in floor area of the dwelling may not now be in accordance with the relevant Policies, it is considered to be acceptable. As such, it is considered that by virtue of the following;

· The proposed new building is within the existing residential curtilage,

· The new building in terms of its size, scale and massing is considered to be sympathetic compared to the original dwelling,

· Many of the existing features of the farmhouse have been mirrored in its design, and

· The view between the main dwelling and the existing garage is retained sufficiently,

it is considered that this new building will have no significant detrimental impact to either the original character of the building or the visual amenities of the open countryside settings.

On the basis of this, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 30/04/2007








