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	Date Inspected:
	10/04/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use and conversion of outbuilding to 1no annexe

	Site Address/Location:
	Woodgates Lodge, Starifants Lane, Chipping Pr3 2NP

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received in respect of this development

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections 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 DMG2 – Strategic Considerations

Policy DMH5 –  Residential & Curtilage Extensions
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2016/0688- Conversion of triple garage and store to bungalow (REFUSED)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a stone built dwelling that is set back approximately 70m from the highway of Startifants Lane, and the property is well screened by mature vegetation along all boundaries. The detached outbuilding to which the application relates is located just over 10m north west of the associated dwelling. Woodgates Farmhouse located to the west is a grade II listed building. The application site also lies within the Forest of Bowland AONB.

	Proposed Development for which consent is sought:

The proposal seeks consent to convert the existing outbuilding at Woodgates Lodge into an ancillary annexe to provide accommodation for a family member. The building measures approximately 14m by 7m with a ridge height of approximately 5m and an eaves height of approximately 2.5m. The building will not be extended in any way from its original footprint.

	Impact upon Listed Building(s) and Setting:

The listed building at Woodgates Farm is located more than 40m from the application site, the proposal will not bring the application property any closer to the listed building. The proposed alterations to the building would be relatively minor and so would not have a significant negative impact upon the setting of the listed building, especially given the mature vegetation along the boundary screens this listed building from the development site. 

	Impact Upon Residential Amenity:

The existing outbuilding lies over 40m from the nearest neighbouring property Woodgate Farmhouse and as such I consider the residential use of this building would have no significant negative impact upon the residential amenity of this neighbouring property.

	Visual Amenity/External Appearance:

Key Statement EN2 of the Core Strategy states "As a principle the Council will expect development to

be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style,

scale, features and building materials" and "the landscape and character of the Forest of Bowland

Area of outstanding Natural Beauty will be protected, conserved and enhanced". Policy DMG1 is

used in the determination of planning applications in terms of their general design and appearance

and specifically requires development to be of a high standard of design and be sympathetic to

Existing and proposed land uses in terms of size, intensity and nature. Policy DMH5 refers to proposals to provide accommodation for elderly or dependant relatives, such proposals must be capable of integration into the main dwelling or a use that is ancillary to the use of the main dwelling house when circumstances change. In addition the extension should generally speaking provide only a modest level of accommodation. 
The conversion of the outbuilding, which is currently in use as a garage, would entail the filling in of the front elevation and the installation of 3 new openings. The submitted drawings show that the infill would be carried out using matching stone .The existing building in not considered to be a building of any visual merit and cannot be seen from the public realm, as a result of the building being set back from the highway and the surrounding vegetation. As such I do not consider the proposed alterations to have any significant harm on the visual quality of the surrounding area, including the AONB and to accord with Policies DMG1, DMH5 and Key Statement EN2 of the Ribble Valley Core Strategy. 

	Observations/Consideration of Matters Raised/Conclusion:

With all the above considered I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


