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	Date Inspected:
	22/11/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Two storey extension to side to form garage below and room above. (Resubmission of application 3/2015/0174).

	Site Address/Location:
	Greenhurst Nook, Kenyon Lane, Dinckley, BB6 8AN.

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposed development.

	

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations
Policy DME2 – Landscape & Townscape Protection

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/2015/0174 - Change of use of agricultural land to domestic curtilage and erection of a double garage (Refused).
3/2013/1032 - Proposed ancillary family dwelling within existing domestic curtilage (Approved with conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a substantial dwelling which is partially two storey and single storey with further rooms in the roofspace. The site is located within the open countryside in the parish of Dinckley. The property is sited on the eastern side of Kenyon Lane around 0.75 miles east of Brockhall Village/Old Langho. 
The dwelling is set within a large domestic curtilage. The application property is adjoined by two smaller dwelling (No’s. 1 and 2 Greenhurst Cottages). The general locality is characterised by large detached dwellings set within large curtilages.  

	Proposed Development for which consent is sought:

Consent is sought for the erection of a two storey side extension to form a garage and room above at Greenhurst Nook, Kenyon Lane, Dinckley. This application is a resubmission of the previously refused application 3/2015/0174.

The proposed side extension will project 3.2m from the side elevation and have a length of 7.4m, the proposed side extension will covers approximately 2/3s of the existing side elevation and be of a pitched roof construction with a maximum height of 6.1m to match the ridge height of the existing dwelling. 

	Impact Upon Residential Amenity:

It is important to consider the potential impact the proposed development would have on the residential amenity of the occupiers of nearby dwellings. The proposed two storey extension would be located on the east (gable) elevation of the application property and is not therefore considered to have any direct impacts upon the residential amenities of No’s 1 & 2 Greenhurst Nook Cottages, to which the application property is immediately adjacent to. The proposed development would also be screened by the application dwelling and therefore would not be visible from the aforementioned properties. 

The position of the two storey extension is such that it would not, in my opinion, have any detrimental effects upon the amenities of the annex which is located over 30m from the application annex. Further to this the annex is used as ancillary accommodation to the application dwelling.

Given that the proposed extension would be located to the side of the application dwelling away from the adjoining properties it is considered that the proposed development will not have an unacceptable impact on the amenity of the neighbouring properties through loss of outlook, privacy or light.

	Visual Amenity/External Appearance:

In terms of its design, the proposed two storey extensions would be commensurate to the scale of the main dwelling. It would respect the size and scale of the parent dwelling. In regards to the materials, the proposed would be faced with stone to the front and rear elevations, K-Rend to the side elevation, natural slate roof tiles and timber windows and doors. It is considered the matching materials would maintain coherence between the main dwelling and the proposed development. Therefore, it is considered that the proposed development would not result in any harm to the appearance of the hose dwelling or the surrounding area and would accord with Polices DMG1 and DMH5 of the Ribble Valley Core Strategy.

	Other Matters:

Previous application 3/2015/0174 was refused as “The proposed change of use of agricultural land to domestic curtilage and the erection of detached garage within the extended curtilage would result in urbanisation of the countryside which would be unsustainable and result in harm to its caretaker and appearance”. The current application is a resubmission of the refused scheme. The applicant has amended the proposal as follows; the proposal no longer includes the change of use of the land to domestic curtilage and the application includes the erection of a two storey extension which incorporates the garage at ground floor. The relocation of the proposal and the exclusion of the change of use of the land have mitigated the previous concerns or perceived impacts identified by the case officer. 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development would not result in harm to the appearance of the parent dwelling and the surrounding area, nor would it result in any harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


