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	Date Inspected:
	17/01/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed alteration to curtilage of land so as to define clearly its extent by a landscape design scheme.

	Site Address/Location:
	The Coach House Clitheroe Road Waddington BB7 3HQ

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2018/1011- Change of use of agricultural land to garden to form extension of domestic curtilage. (Withdrawn)

3/2018/0908- Application for the discharge of condition 3 (surface details and specification) from planning permission 3/2018/0249. (Approved)

3/2018/0728- Discharge of condition 4 (tree protection measures) from planning permission 3/2018/0249. (Approved)
3/2018/0249- Single storey side extension to form a new porch and the construction of a canopy over the existing single storey extension to the rear of the property. (Approved with Conditions)

3/2011/0602- Proposed instillation of a 3KwP solar photovoltaic array for the coach house (Approved with Conditions)

3/2011/0518- Proposed demolition of the existing UPVC Conservatory and construction of a replacement and extended Orangery.(Approved with Conditions)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property located down an access track located off Clitheroe Road, Waddington located within the designated area of open countryside. The dwelling lies to the south of the settlement of Waddington by approximately 130M, and can be viewed upon approach to Waddington along Edisford Road.


	Proposed Development for which consent is sought:

The application seeks consent to marginally reduce the existing consented residential curtilage at the south west of the property and marginally extend the curtilage to the north/ north west, to include the orchard and proposed landscaping works.  It is proposed that the curtilage will be of an overall more organic form on plan to that of the previously establish curtilage to allow for extensive hard and soft landscaping works.


	Other Matters:
Policy DMH5 of the Ribble Valley Core Strategy refers specifically to residential and curtilage extensions. The policy states with reference to curtilage extension that the extensions will be approved if the site is within a settlement or on the edge of a settlement, provided the extension 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 result in visual harm to the landscape and the extension improves the visual quality of the site. 
While the application property lies outside of any settlement boundaries and within the open countryside, the proposed extension and partial reduction to the existing curtilage is not considered to result in any visual harm to the landscape and will arguably improve the visual quality of the sight.
Due to the proposed reduction of the residential curtilage to the south west of the site the the proposed revised curtilage represents an overall reduction in its overall size save that for the inclusion of the orchard area to the north.  

Whilst DMH5 would not normally allow for the extension of curtilage in the defined open countryside, it is clear that the orchard area to be included as residential curtilage has been in residential use ancillary to the household for some time.  Therefore taking this into account and taking account of the significant setback of the orchard from the roadside and its limited visibility, it is not considered that the proposed extension to the residential curtilage will result in any detrimental impact upon the visual amenities of the area.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration the application is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


