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	Date Inspected:
	27/3/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of granny annex following demolition of existing out building.

	Site Address/Location:
	Hillcrest Farm  Startifants Lane Chipping PR3 2NP

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1: General Considerations

Policy DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

No relevant history 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located within the defined open countryside and Forest of Bowland AONB. Within the Forest of Bowland Character assessment this particular area is known as ‘Bleasdale’ within the ‘Moorland Fringe’ landscape and characterised by ‘isolated traditional stone farmsteads are dotted throughout the landscape and are often associated with mature deciduous trees’.

The application site is to the east of the property within the defined residential curtilage. At present, there is currently a storage area/kennels. The application property is within a defined farmstead – hence ‘Hillcrest Farm’ and is relatively isolated within the landscape. 

	Proposed Development for which consent is sought:

 Consent is sought for the erection of a two storey annexe, situated to the side of the application property. The annexe is proposed to measure 6m wide, 6m long and 5.5m high. The annexe would be sited on the same footprint as an existing garage/kennels. It is proposed to be faced with Stone and Cedar Cladding, slate roof and brown upvc windows. 

	Principle of the development:

Policy DMH5 of the Ribble Valley Core Strategy states that the extension of properties to provide accommodation for elderly or dependant relatives will be subject to the following criteria;

‘The extension should generally speaking provide only a modest level of accommodation’. The proposal has 1 bedroom, bathroom and a lounge/kitchenette and I consider this an adequate level of accommodation to satisfy Policy DMH5 and would therefore be acceptable in principle.

	Impact Upon Residential Amenity:

The proposal is located within an existing farmstead and is not considered to cause any harm in terms of overlooking or loss of light for example. The nearest residential property is to the west and the proposal would be screened by the existing application property. 

	Visual Amenity/External Appearance:

Design amendments have been sought and the annex has now been rotated so the gable end no longer faces the highway. As a result the proposal now appears more in keeping with the main dwelling. 

Nevertheless, as the proposal is only changing in height from what is already in-situ, it is not considered to cause any undue harm to the visual amenity of the area and AONB. It is considered that the 1.3m increase in height would be negligible as would still be well screened on approach by the existing dwelling and the farmstead buildings due to the existing land levels. The proposed annexe would still appear subservient to the main dwelling and would not be visually dominant when read in context with the surrounding landscape. 
Within the Forest of Bowland landscape it stated that development should ‘encourage a built form which respects the simple architecture of farmsteads and cottages and reflects the characteristic settlement pattern of small, isolated clusters of dwellings and individual farmsteads’. The proposal is not considered to affect the built form of the landscape and would therefore accord with Key Statement EN2 of the Core Strategy. 

The proposed materials would still be in keeping with the application property and the surrounding landscape of the AONB and is not considered to be of detriment to the AONB. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposal would not raise any significant concerns with regards to the impact on residential or visual amenity of the area and it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


