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	Date Inspected:
	01/03/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of a two-storey rear extension and single storey front extension to clarify the route of entrance to the property.

	Site Address/Location:
	Moor Nook Farm  Clitheroe Road  Ribchester  Lancashire  PR3 2YS

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy EN2 - Landscape

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	Relevant Planning History:

3/2003/0904 - Closing up of existing access and improving existing access for safety – Approved with Conditions.

3/2003/0910 - Two storey side extension to existing farm house, and renovations - Approved with Conditions.
3/2015/0672 - Two Storey Extension - Refused

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application relates to the erection of a two storey rear extension and single storey front extension at Moor Nook Farm, Clitheroe Road, Knowle Green. The application property comprises a stone-built detached farmhouse which is depicted on the OS First Edition 1:2,500 map. Due to its age and local character the building is considered to be a non-designated heritage asset. The building has been extended by way of a two storey side extension projecting from the west facing gable elevation of the original building which increased the floor space by around 38%. The building is accessed via a track which also serves Moor Nook Barn, a farm building recently converted to residential use. The farmhouse is located approximately 30m south of Clitheroe Road with is primary elevation facing south and its rear elevation facing the highway. The building is not prominent from Clitheroe Road due to natural vegetation and tree cover. However, brief views of the rear elevation are afforded at points where there is a break in the vegetation and less screening would be afforded during the winter months 

The application proposes the erection of a two storey extension with a dual-pitched gable roof running perpendicularly to the roof of the main building which would be attached via a two storey link on the north side of the existing farmhouse. The two storey extension, excluding the link building, would measure 5.3m x 12.9m and would have an eaves height of 4.3m and a ridge height of 5.8m. It would provide a boot room, utility and home office at ground floor and two bedrooms with en-suite at first floor level. The proposals would result in the removal of the existing porch and erection of a contemporary single storey lean-to extension. In determining the application it is important to consider the design of the extension, the impact on the character of the building and on the visual amenity of the area and its effect on European protected species.

	Observations/Consideration of Matters Raised/Conclusion:

The application property has been extended in the past through the addition of a two-storey extension to the west elevation which preserved the character of the building through its subservience and respect to the original floor plan and building details. The erection of the proposed two storey extension would result in a significant addition to the rear of the building and would result in a cumulative floor space of more than double the original building – this would have a considerable impact on the character of the property. With regards to scale and size, there should be a good visual relationship between the original dwelling and any subsequent additions. As a general rule any extension should not dominate the original house and should respect the proportion, form and detailing of the original dwelling.
 In this case, the proposed two-storey extension would respect the linear plan form of the farmhouse and would respect the proportions of the main dwelling. The link between the main building and extension would be set down from the adjacent ridge heights and would not be visible from Clitheroe Road. The large areas of glazing on the gable ends of the link would provide a visual break between the natural stone elevations of the farmhouse and extension. Providing an appropriate level of separateness reduces the need for the proposed extension to replicate the exact style and details of the main farmhouse and whilst the proposed extension would have windows with a vertical emphasis which would fail to sympathise with the traditional window openings of the farmhouse it is considered that are acceptable subject to the approval of further details. The proposed development indicates that the main entrance to the building would be located on the west-facing elevation of the proposed link which faces the gravel drive. In my opinion, this would not clearly read as the front door to the farmhouse. Notwithstanding the above, the repositioning of the front entrance to the west elevation would not justify refusal of the planning application.
Finally, the proposed front extension would extend the existing kitchen/dining area and would have large glazed openings to provide access to the front garden which is delineated from the surrounding fields by a post and rail fence. The proposed lean-to extension with solid side walls and zinc roof would obscure part of the front elevation of the original building which is characterised, to some extent, by the symmetrical arrangement of window and door openings. However, this would not result in unacceptable harm to the character of the building to warrant refusal of the application. In determining the application, I am also mindful of the alternative ‘fall back’ position highlighted by the agent. Due to a loophole in Schedule 2 Part 1 Class A of the GDPO the applicant could erect a substantial extension to the south (front elevation) of the application property with planning consent.
With regards to the impact of the proposed development on the residential amenities of neighbouring occupiers, the nearest dwelling is Moor Nook Barn to the north west. This property is located on higher ground than the application property and the proposed extension would be located at a distance of around 22m. Whilst there would be ground and first floor windows on the west elevation of the proposed extension facing this neighbouring dwelling, it is considered that the level changes, separation distance and vegetation along the common boundary between the two dwellings avoids an unacceptable loss of privacy for the occupants of Moor Nook Barn.
A protected species survey has been submitted which found some evidence of bats using the property. A small number of bat dropping were found below the timber fascia board on the rear elevation which is likely to indicate occasional roosting activity by solitary bats or low numbers of individuals. The report concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. In this case, given the presence of bats it is considered that the inclusion of features suitable for roosting bats would enhance biodiversity in line with the Section 11 of the NPPF and Core Strategy Policy DME3. Should consent be granted, a condition requiring the inclusion of three features to be incorporated into the building during construction and retained in perpetuity would be attached to any approval.

Taking into account the above, the proposals would not cause unacceptable harm to the character and appearance of the farmhouse nor would it be detrimental to the amenity of neighbouring occupants. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted


