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	Date Inspected:
	23/05/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of two existing Nissen Huts and replacement with new single storey annexe and new single storey double garage.

	Site Address/Location:
	Dairy House Goose Lane Chipping PR3 2QB

	


	CONSULTATIONS: 
	Parish/Town Council

	Chipping parish council raise no objections, with the caveat that all the appropriate conditions are stipulated by RVBC to ensure the development remains an annex to the property and that it may not at some future point become a stand-alone property.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	Lead Local Flood Authority:
	

	No representations have been received 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
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2016/0766- Application for a Lawful Use Certificate for the use of land as a garden and domestic curtilage and buildings for domestic purposes at Dairy Farm and Dairy House, Goose Lane Chipping. Approved no Conditions.
3/2014/1098- Application for a proposed annex. Withdrawn.
3/2003/0344- 4No. Velux windows to rear roof space and 4No. Velux windows to front roof space. Approved with conditions.

3/2002/0987- Division of house with bed and breakfast accommodation into 2No. dwellings. Approved with conditions.

3/1991/0342- Demolition of existing shippon. Erection of three holiday apartments. Approved with Conditions.

3/1988/0035- Extend farmhouse into barn to provide Bed & Breakfast accommodation. Approved with Conditions.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located over 850m south from the village of Chipping, within the Forest of Bowland Area of Outstanding Natural Beauty and designated open countryside. The proposed annex and garage will be located to the north behind the existing dwellings of Dairy Farm and Dairy House.

	Proposed Development for which consent is sought:

The proposal seeks consent for a single storey detached annexe measuring approximately 11m by 7.5m with an approximate ridge and eaves height of 5m and 2.5m respectively. The annex also includes a porch on the western elevation and numerous openings on both the west and east elevations.
In addition the proposal seeks consent for a detached garage approximately 5m from the southern elevation of the proposed annex, the double garage will measure approximately 8m by 7.5m with a ridge height of approximately 5m and an eaves height of approximately 2.5m

	Principle of Development:

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 separately occupied units could be injurious to the amenities of neighbouring or future occupiers, the character of the area or 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.

	Impact Upon Residential Amenity:

 The adjoining property to Dairy House is the original Farmhouse Dairy Farm; this residential dwelling will lie approximately 25m to the south west of the proposed annex and garage. The dwelling Goose Lane Barn will lie well over 45m south from the proposed development; as such I do not consider the proposal to have any significant negative impact on the residential amenity of these neighbouring property.

	Visual Amenity/External Appearance:

The application property is located within the forest of Bowland Area of Outstanding Natural Beauty, the proposed annex and garage will lie to the north east of the attached dwellings Dairy House and Dairy Farm within the curtilage of Dairy House, replacing the existing Nissen Huts. The proposed annex and garage are of a simple design which relates to that of the application property. The materials of Stone, render and natural slate are reflected in the dwellings within the surrounding area. The proposed annex will provide a modest level of accommodation, due to the existing landscaping onsite and the orientation of the existing buildings, the proposed annex and garage will be screened from public view and as such it is considered that the proposal will have no significant negative impact on the visual amenity of the area.

	Ecology:

A bat survey submitted with the application concluded that the probability of bats using the Nissen huts was low and that the demolition of the huts will not impact adversely on any local bat population nor is it likely that any bats will be uncovered or disturbed during the removal of the building.

	Observations/Consideration of Matters Raised/Conclusion:

Due to the proposal replacing the existing Nissen Huts and having minimal impact on both the residential and visual amenity of the surrounding area it is recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


