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	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of agricultural land to extend residential curtilage.

	Site Address/Location:
	Austin House, Slaidburn Road, Waddington, BB7 3JQ.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Additional Representations.

	A Letter of representation have been received from one individual household objecting to the application on the following grounds:

· Within Waddington Conservation Area
· On land classes as significant open land

· Sets a precedent for further development in the area

· Negative impact on character of the area

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 - General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 - Landscape and Townscape Protection

Policy DMH5 - Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

Planning (Listed Buildings and Conservation Areas) Act 1990

Waddington Conservation Area Appraisal

	Relevant Planning History:

3/2012/0736: Proposed conversion of integral garage into a habitable room and formation of entrance door. Improved vehicular access. Re-submission of refused application 3/2012/0438P and withdrawn application 3/2012/0604P (Approved with Conditions)
3/2012/0604: Proposed conversion of integral garage into habitable room and formation of entrance door and improved existing vehicular access. Re-submission of refused application 3/2012/0438P (Withdrawn)

3/2012/0438: Proposed conversion of integral garage into a habitable room and formation of entrance door with overhead canopy (Refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a plot of land located directly adjacent to the south of Austin House which forms part of a vacant agricultural field. The application dwelling the application relates to is a detached property located on the south side of Waddington Road, within the settlement of Waddington. The site is located within the Area of Outstanding Natural Beauty (AONB) and the Waddington Conservation Area.

	Proposed Development for which consent is sought:

Consent is sought for the change of use of agricultural land to extend the residential curtilage at Austin House, Slaidburn Road, Waddington.
The area of land is located directly south of the existing residential curtilage and covers a footprint of 290 square metres. The field is owned by The Blackburn Diocesan Board of Finance and is currently vacant.  

	Visual Amenity/External Appearance:

Core Strategy Policy DMG1 states that 'development should not adversely affect the amenities of the surrounding area' whilst policy DME2 says that 'development proposals will be refused where they significantly harm important landscape or landscape features'. The extension of curtilages can have a significant impact upon visual amenity and patterns of land use.

Core Strategy Policy DMH5 is relevant to this application and states the following:

Proposals for the extension of curtilage will be approved if:

1. The site is within a settlement, or,

2. The site is on the edge of a settlement providing:

· the new curtilage boundary follows an easily identifiable feature such as a road, stream or hedgerow, or brings the boundary into line with existing adjacent properties.

· the extension will not cause visual harm to the landscape.

· the extension improves the visual quality of the site.

The application site is located within the settlement boundary of Waddington. The extended rear boundary would bring the residential curtilage of the property into line with the adjacent neighbouring property The Vicarage. Although the current proposal to extend the residential curtilage by 290 square metres is considered to be generous, it is noted that the application property currently has limited private amenity space to the rear and side of the dwelling and the land in question abuts the dwelling to the south.

 It is considered that the proposed extension of the residential curtilage is likely to result in some visual harm to the landscape by virtue of the associated domestic paraphernalia and uses of curtilage such as clothes drying, laying lawns, garden furniture etc. The change of use would be unlikely to cause significant detrimental harm to the visual amenities of the area, however, should consent be granted a condition will be attached to the permission ensuring that adequate and appropriate boundary treatment occurs to mitigate the impact the proposed development may have on the immediate area. 

Should consent be granted permitted development rights for any development within the curtilage would be removed via a condition in order to protect the openness of the area.

	Observations/Consideration of Matters Raised/Conclusion:
It is considered that the change of use of the land to expand the existing residential curtilage of the application property would not result in significant detrimental harm to the character or appearance of the application site, surrounding area of AONB so as to warrant refusal of the application. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


