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	Date Inspected:
	14/12/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application to replace outbuildings to create ancillary residential floor space and erection of single storey storage building to side of dwelling.

	Site Address/Location:
	Moor Nook Barn, Clitheroe Road, Dutton, PR3 2YS

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of proposed development 

	

	RELEVANT POLICIES:

	Policy DMG1 – General Considerations

Policy EN2 - Landscape

Policy DME2 – Landscape and Townscape Protection

Policy DMH5 – Residential and Curtilage Extensions


	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to a detached property located within Dutton, Ribchester. The property is accessed off a shared private track that serves Moor Nook Farm and the application property Moor Nook Barn. The application relates to the existing outbuilding that is currently used for storage and domestic land south of the dwelling. The application property lies adjacent to the Forest of Bowland AONB.

	Proposed Development for Which Consent is Sought:
Consent is sought for the demolition of the existing outbuilding and erection of a larger ancillary building to provide a gym/swimming pool and additional residential floor space. The proposed building will have the same width of the existing outbuilding measuring at 15.35 metres. The building has increased in footprint with the length along the south elevation measuring approximately 9.7 metres and the total length of the north elevation measures approximately 17.2 metres. The building will have a double pitched roof when viewed from the west and east elevation that measure 2.4 metres at the eaves and will have a ridge height of 4.4 metres. The building will be constructed with stone, cedar cladding and glazing and will have a slate roof to match existing.
Consent is also sought for the erection of proposed store building to south of the existing dwelling that will measure 5.7 metres by 5.7 metres and  will measure 2.3 metre at the eaves and 4 metres at the ridge. The store building will have additional 1.8 metre canopy projecting from the north elevation that will provide a log store. This store building will be faced with stone and render to match the existing dwelling and the canopy will have a timber structure.



	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 Farm. The proposed storage building to the side elevation is to be sited approximately 0.5 metres from the boundary of this neighbouring dwelling. The east elevation of the storage building that that faces Moor Nook Farm has no windows proposed along with an existing boundary fences proving a screen. The proposed ancillary building is to be sited over 50 metres from Moor Nook Farm with the main dwelling sited in between. 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.

	Impact Upon Visual Amenity/ External Appearance:

The proposed ancillary outbuilding providing a gym and swimming pool is sited east of the existing main dwelling and due to the existing hedge row that is along the northern boundary the site is not visible from the highway Clitheroe Road. The building is however visible on entrance to the shared access that also serves Moor Nook Farm.
 The proposed ancillary building will be constructed with cedar cladding and stone to the south west and east elevation and the north elevation is to be fully glazed. The windows are to be timber with a slate roof to match the existing dwelling. Although the footprint of the building has increased in terms of design, it is considered that the building is commensurate to the scale of the main dwelling and the use of matching materials will maintain coherence between the dwelling and the ancillary building. It is therefore considered that the proposed development will not have a detrimental impact on the visual amenity of the area or the application dwelling.
The storage building will be located to the south of the dwelling adjacent to 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 and as it will be hidden behind the neighbouring garage and the existing boundary treatments. It is therefore considered that this storage building will have minimal harm on the visual amenity of the area and AONB.


	Ecology:

A protected species survey has been submitted, dated 06/11/2018, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts.

	Observations/ Consideration of Matters Raised/ Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.



