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	Date Inspected:
	26/04/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Extension to existing garage building to provide storage. Existing garage to be re-clad with stone outer leaf. Oil tank to supply home. 

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

	


	CONSULTATIONS: 
	Parish/Town Council

	Ribchester Parish Council: No Objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal on highway grounds. 

	

	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 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:

3/2016/0223: Erection of a two storey rear extension and single storey front extension to clarify the route of entrance to the property (Approved with Conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates Moor Nook Farm which is located approximately 30m south of Clitheroe Road around 2.5 miles east of defined settlement of Longridge. The site lies within the Open Countryside and is directly adjacent to the Forest of Bowland Area of Outstanding Natural Beauty (AONB). The application site consists of a stone-built detached farmhouse which has been extended in the past and is currently undergoing further extensions in the form of a two storey rear extension and a single storey front extension. Located to west of the dwelling is a detached garage approximately 15m away from the main dwelling. The building is accessed via a shared track which also serves Moor Nook Barn. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of an extension to the existing garage building to provide storage, to re-clad the existing garage with stone outer leaf and the insertion of an oil tank at Moor Nook Farm, Clitheroe Road, Ribchester. 
The proposed extension to the existing garage to provide an additional store. It will measure 6m by 3.4m, with an eaves height of 2.4m and a ridge height of 3.8m to match the existing garage. A new door will be inserted in the east elevation this will match the existing garage door. It is further proposed to remove the existing timber and pebble dash cladding and re-clad the walls with 150mm stone leaf to match the exiting dwellinghouse. 

The oil tank will be located directly to the north of the garage sited on a 150mm insitu concrete slab, on a min. 150mm thick well compacted hardcore. The oil tank will be a Harlequin ‘1000 ITE’ bunded tank with ‘Apollo’ gauge. The tank will be connected to the existing oil pipe work to the house. A post & rail timber fencing enclosure will be erected around the tank measuring approximately 3.7m by 2m. A 1m wide opening will be left to east for access. 

	Impact Upon Residential Amenity:

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 of the garage. This property is located on higher ground than the garage. There are no windows proposed on the north elevation of the extension. Therefore taking into account the above and the vegetation along the common boundary between the two dwellings it is considered that there will be no adverse impact on the residential amenity of the aforementioned dwelling. 

	Visual Amenity/External Appearance:

In terms of design, the extension is commensurate to the scale of the garage. The use of matching materials will maintain coherence between the garage and the extension. It does not result in any harm to the appearance of the application site or the surrounding area and would accord with Ribble Valley Core Strategy Policies DMG1 and DMH5.
The oil tank will be located to the north of the garage adjacent the boundary. It will be screened from the surrounding countryside due to the current boundary treatments and trees. It will not be visible from the main highway, as it will be hidden behind the garage and the existing boundary treatments. 

	Observations/Consideration of Matters Raised/Conclusion:
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.


