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	Date Inspected:
	N/A
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition and replacement of existing annexe.

	Site Address/Location:
	Wards Fold Farm Abbott Brow Mellor BB2 7HU

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations have been received in respect of 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:

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 outside the defined settlement of Mellor, within an area of open countryside. The property is relatively isolated in location and the surrounding area is punctuated by open fields. The property was a former barn/farmhouse and has had an annex included to the side of the building. 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of existing annex and replacement with a single storey pitched roof building. In total, the proposal will have a length of 14.7m 8.4m in width and 4.95m in height. The proposal will be predominantly faced within timber boarding, timber freames and corrugated metal panels. 

	Principle of 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 is a single storey side extension and is still linked via and internal doorway and consequently remains attached to the main dwelling. Therefore, the annexe can be integrated into the main dwelling should its use as an annex become obsolete in the future. Likewise, the proposal remains within the curtilage of the application property and therefore would not be visually detached from the main property. 

Should consent be granted a condition will be attached to the planning permission preventing the annexe being used as a separate habitable unit. The division of the dwelling into two separately occupied units would result in harm to the development strategy for the borough and the creation of a new separate dwelling in this location would require further consideration by the Local Planning Authority in accordance with Policies DS1, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy.
Moreover, the building at present is utilised as an annex building and is simply extending further rearward than what is existing and therefore would not be too dissimilar that what is currently in situ. 

	Impact Upon Residential Amenity:

 As the dwelling is isolated in its location and its use is already as an annex, the proposal is not considered to cause any unnecessary harm to the residential amenity of the area. 

	Visual Amenity/External Appearance:

Overall, the proposal replaces what is already in situ, other than a further rearward extension. Nevertheless, the proposal appears subservient in appearance and does not dominate the side elevation when viewed from long views such as from the highway of Abbott Brow. 
Concerns were initially raised regarding the forward projecting gable and its potential visual disruption to the linear form of the building. However, the existing annex extension has a similar feature and therefore would not be dissimilar from what is already in-situ and would be acceptable on the visual amenity of the area and the main dwelling. 
Nonetheless, the materials have been amended and now include a stone plinth rather than the elevations being faced in all timber. The amendments are now more acceptable and link back to the main dwelling. With further reference to the materials, although not completely matching the main dwelling there would be clear delineation between what is the main dwelling and what is the annex and therefore appears subservient when read in context with the whole property. 
Further amendments were also sought regarding the window arrangement to the side elevation, however, the windows are similar to what is already in place and therefore does not raise any significant concerns as they are not harmful to the overall visual amenity of the area. 

	Landscape/Ecology:

The accompanying bat survey found no evidence of bats using the property at present. However, there was evidence of bats using the property in the past and has recommended that a bat habitat is included in the scheme. Therefore, any consent shall include a condition to insert a bat box as per the details within the survey, 

	Observations/Consideration of Matters Raised/Conclusion:

Overall, the proposal is only changing slightly from what is already in-situ and therefore does not raise any considerable concerns in terms of impact on residential or visual amenity 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.


