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	Date Inspected:
	16/05/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Two storey side extension and first floor extension.

	Site Address/Location:
	Intack Farm Old Clitheroe Road Dutton PR3 2YU

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received with respect of the proposed development.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2: Landscape

Policy DMG1 – General Considerations

Policy DMH5 – Residential & curtilage Extensions
National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2018/1053- Alterations to existing stable block to form garages. (Approved With Conditions)
3/2015/0379- Proposed menage and retrospective permission sought for a detached stable building. (Approved with Conditions) 

3/2013/0373- The removal of an existing conservatory and stone porch to be replaced with new two storey entrance porch as well as the erection of a single storey garage. (Approved with Conditions) 



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located in an isolated position on the lower slopes of Longridge Fell in Dutton within the Forest of Bowland Area of Outstanding Natural Beauty. The property is served by an access road off the southern side of Old Clitheroe Road, which does not serve any other property.


	Proposed Development for which consent is sought:

The application seeks consent for the partial demolition of the existing single storey side extension and creation of a first floor above, resulting in a two storey extension measuring approximately 6.5m by 6.8m with a ridge and eaves height of approximately 6.7m and 5m respectively.
The proposal also includes the introduction of a first floor above the existing forward projecting converted former garage; the proposed first floor extension will have a resultant ridge height of approximately 6.2m and an eaves height of approximately 4.5m.


	Residential Amenity:
The nearest neighbouring property lies approximately 300m to the east, Crowshaw House. Due to the location of the application property and the topography of the surrounding land, the proposed development is not considered to result in any negative impact on the residential amenity of any neighbouring properties. 


	Visual Amenity:
The general design and appearance of extensions to properties should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. Para 130 of the NPPF stresses the importance to the design of the built environment. Good design is a key aspect of sustainable development and should respond to local character and history, and reflect the identity of local surroundings and materials’. 
The proposed extensions will be constructed using natural stone to match the host dwelling and vertical timber cladding. While the cladding is not a material currently found on the application property, this natural material is not considered to result in any harm to the visual amenity or character of the host dwelling and is considered to be in keeping with the dwelling and the surrounding area. Following the design amendments as detailed within the approved plans. These are considered to be acceptable additions and will not result in any unacceptable negative harm on the visual amenity or character of the host dwelling.
While the proposed extensions are located to the front and side of the application property, due to the location of Intack Farm and the topography of the land the proposed development, and property itself is not visible from the highway, Old Clitheroe Road. The footpath 3-3-FP 1a does cross from the north east to south west of the site; however the proposed extensions are not considered to result in any negative impact on the amenity of the footpath or the users of the aforementioned footpath.
The proposed extensions will remain subservient to the host dwelling, with the proposed side extension being set down from the main ridge of the dwelling by approximately 0.3m, with the proposed forward projecting first floor extension being set down approximately 0.4m from the main ridge of the host property. As such the proposed scheme is not considered to result in any significant harm to the visual amenity and character of the host dwelling and surrounding protected landscape. 


	Landscape/Ecology:

A preliminary Bat Roost Assessment has been submitted with the application, this assessment concluded that no evidence had been found to suggest bats were roosting within the building and that the application property is considered to be of negligible potential for roosting bats.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


