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	Date Inspected:
	01/02/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Construction of a single storey extension

	Site Address/Location:
	Clend Farm (formerly Cocklick End Farm), School Lane, Dalehead, Slaidburn, Clitheroe BB7 4TS

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions
Policy DME1 – Protecting Trees and Woodland

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2013/0538 - Proposed conversion of Cocklick End Farmhouse and the adjoining barn to provide a single residential unit together with minor alterations to the building and associated works including improvement of the access track (alternative to refused application 3/2012/0984P). Approved.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the erection of a single storey extension to the rear of Clend farmhouse, School Lane, Dalehead, Slaidburn. The application building is situated in an isolated location to the north of the Gisburn Forest and within the Forest of Bowland AONB. The traditional stone built farmhouse and attached barn were granted consent to be used as a single dwellinghouse in 2013 which included minor alterations to the building and access improvements. Access to the building is from the east side of School Lane. The access point is shared with Halstead Farm with a separate 320m long stoned access track to Clend farmhouse splitting from the main access road.

The proposed extension would be located on the southern end of the south-east facing elevation. A section of the south-east elevation has a cat slide roof down to single storey eaves height and extends approximately 4.5m out from the two storey wall. It is proposed to erect a single storey glazed extension to infill the existing gap. The extension would measure approximately 10.1m x 4.5m and would have an eaves height of 2.6m. The extension would have mono-pitched slate roof, natural stone wall and stone details to match. The rear elevation of the extension would include full height sliding glass doors.

	Observations/Consideration of Matters Raised/Conclusion:

In determining the application it is important to consider the design of the proposals, its impact upon the character and visual amenities of the Forest of Bowland AONB and its impact on the character and appearance of the application dwelling. 
The application building is not a prominent or highly visible feature in the landscape. It is not visible from School Lane due the undulating nature of the land. To the south and east of the dwellinghouse is Gisburn Forest. Views of the dwellinghouse may be seen from the nearest public footpath 300m north but due to the location of the proposed extension it would be completely screened. The proposed extension would not be visible from long range views and having regard to the above it is not considered that the proposed extension would impact negatively on the scenic beauty or character of the area in accordance with Key Statement EN2.
It terms of its design and its impact on the appearance of the parent property, the proposals generally reflect the main dwelling. The design of the extension reflects the simple design of the parent property and would be constructed using a sympathetic palette of materials. The proposed extension is a clearly subservient addition and would result in no harm to the visual appearance or character of the host dwelling. Whilst it is noted that the frameless glazed opening to the rear is not reflective of existing wall to void ratios, it is not visible in the landscape and would be set back in the stonework. In my opinion, it would not result in visual harm.
It is noted that there is a mature sycamore tree to the south east of the extension. The application includes an assessment of the impact of the development of the health of the tree and considers that the extension would result in a minor incursion into the RPA. Taking account of the age, size species, condition and location of the tree relative to the proposed extension it is concluded by the assessment that any minor root loss is unlikely to contribute any lasting harm to tree health, longevity and the amenity it affords within the surrounding landscape. It is noted that protective fencing has been erected on site as part of the previous application which serves to protect the tree and the Council Countryside Officer has agreed that should the existing fencing remain in situ the proposals are unlikely to harm the tree.
Taking account of the above, it is considered that the proposed development would not result in unacceptable harm to the character and appearance of the parent property in accordance with Policies DMG1 and DMH5 nor would it result in any harm to the visual amenity of the AONB. Accordingly, it is recommended that the application is approved.

	RECOMMENDATION:
	That planning consent be approved.


