Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/EL

	Application No: 
	3/2010/0636/P

	Development Proposed:
	Two storey extension to farmhouse (Resubmission) at Englands Head Farm, Paythorne

	CONSULTATIONS: Parish/Town Council

	Parish - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No comments received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Consent is sought for a two storey side extension to the farmhouse that is situated to the east of Paythorne accessed via a single width track.  An application was submitted previously under 3/2010/0342/P but withdrawn due to the size of the works shown and potential impact on the visual characteristics of the area.  

The scheme now put forward would have approximate dimensions of 5m x 7.6m x 7.4m in height and be constructed of stone under a slate roof.  It would have a setback from front and rear building lines of the property and be set down from the ridge line. The plans denote that the extension would have links through to the main house at both ground and first floor and it would provide kitchen and lounge at ground floor with bedroom accommodation above. 

In terms of assessing this proposal against the adopted policies I am mindful of H10 and the SPG of Extensions and Alterations to Dwellings.  The extension has setbacks and a set down from the ridge and thus is terms of scale and massing is clearly subservient to the main dwelling.  It is in materials to match the main house and for these reasons I consider it to comply with the requirements of the aforementioned policy without causing significant detriment to the visual amenities of the area.

The works are referred to as an extension in the application submission with no reference to the level of accommodation within which could readily be considered annex accommodation.  Policy H9 of the Districtwide Local Plan deals with such matters and advises that any accommodation provided should be capable of integration to the main house or use ancillary when circumstances change.  Given that this is a fairly modest extension to the main dwelling, that meets the terms of Policy H10 and that linkages are shown internally to the main house, I consider the scheme acceptable.  This is on the basis that a condition be imposed stating it is annex accommodation and the removal of permitted development rights for insertion of doors/windows etc which would ease separation from the parent dwelling.  On the basis of this I recommend 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: 














