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	Date Inspected:
	04/02/2019
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed attached annexe accommodation to be created by adapting part of the existing, attached outbuilding, including a new two storey extension.

	Site Address/Location:
	Lower Yew Tree Farm, Alston Lane, Longridge, PR3 3BN 

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations received within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received within Consultation Period

	

	RELEVANT POLICIES:

	Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions



	Relevant Planning History:

3/2016/0497-Proposed single storey extension to form kitchen, summer snug and alterations to existing barn to form guest accommodation- Approved with Conditions

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site relates to a detached property located 0.9 miles south east of Alston and 2.4 miles south of Longridge town centre. The property is sited within the open countryside and benefits from second barn that has been adapted to provide a utility, wood store and dog kennel, with a gym at first floor. Attached to the east of the barn is a garage.  The property was granted planning consent for a single storey extension linking the main dwelling to the detached barn and as such the main dwelling and barn are now connected. This application relates specifically to the second barn. 

	Proposed Development for Which Consent is Sought:
Consent is sought for the erection of a two storey extension to the north elevation of the existing barn to the west of the site that has recently been linked to the main house via a single storey extension. The barn is currently used as a utility room/wood store at ground floor and gym at first floor. The development proposes to increase the floor space of this barn and provide an annex at first floor. The proposed extension will measure approximately 2.9 metres by 4.72 metres measuring 4.47 metres at the eaves and 5.77 metres at the ridge. The extension will be constructed with natural stone, with a natural slate roof and timber windows and doors to match the existing building. The steps currently serving the gym will be relocated north of the proposed extension providing access into the lounge, kitchen and bedroom area.

	Impact Upon Residential Amenity:

The adjacent property Lower Yew Tree Barn is located to the south of the site on the opposite side of the attached barn with the side elevation of this property being approximately 12 metres from the south elevation of the barn. As the extension proposed is projecting off the north elevation the impact of the development on this adjacent property is minimal.  As such it is considered that the proposed development is acceptable in terms of impact upon residential amenity.

	Impact Upon Visual Amenity/ External Appearance:

The proposed two storey extension is to be sited to the north of the now attached second barn. The northern and eastern boundary of the application site is well screened by a mixture of mature trees and hedgerow and as such the proposed development will not be visually prominent on the approach from the north of Alston Lane. 
The proposed two storey extension has been set down at the ridge of the existing barn and is to be constructed in materials to match the existing barn and main dwelling. Whilst the east elevation of the extension will be mainly glazed it is not considered to harm the character of the original building or main dwelling. This is due to the existing dwelling having a single storey extension linking the main dwelling to the outbuilding that has a large amount of glazing to the north facing elevation.

At ground floor the extension to the second barn will provide a hall area with original ground floor space remaining as a utility and store. The first floor will provide a 1 bedroom annex. It is considered that the proposed extension resulting in the provision of annex at the site will be commensurate to the main dwelling as the annex will provide a modest level accommodation that can easily be reintegrated as additional living space to the main dwelling.
In summary, it is considered that the proposed development would not be visually detrimental to the visual amenity of the area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

	Ecology:

A protected species survey has been submitted, dated 19/01/2019, which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts. The survey did however recommend that in order to boost the roost potential in the locality that bat enhancement shall be incorporated into the development. A note will be attached to the permission making the applicant aware of the above and the protected afforded to these species.

	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.



