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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing coal shed/plant room and detached garage and construction of single storey extension linked to dwelling; proposed single storey , three car detached garage and new vehicular access. 

	Site Address/Location:
	Cooks Farm, Further Lane, Mellor, BB2 7QB

		

	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 subject to conditions

	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:

Policy DMG1 – General Considerations
Policy DMH5 – Residential & curtilage Extensions
Key Statement EN1: Green Belt

National Planning Policy Framework (NPPF)



	Relevant Planning History:

None relevant 

	


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located in an isolated position on Further Lane in Mellor and is situated on green belt land.  The property benefits from an existing detached garage and driveway to the side/rear with a large garden area to the north west of the application property. 

	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing detached garage and erection of a new detached garage. The total volume of the existing detached garage is 218 square metres. The total volume of the new detached garage is 230 square metres having a total percentage increase of 5.5%. The measurements of the proposed garage are 6.5 metres by 12.5 metres and the eaves and ridge measuring at 2.5 metres and 4 metres respectively. 

Consent is also sought for the erection of a single storey side extension that will provide a family room. The side extension measures 11 metres by 6.5 metres and the extension includes a canopy/walkway that projects a further 1.8 metres north of the side extension. The side extension has a pitched roof that measures 2.6 metres at the eaves and 5.8 metres at the ridge. The volume of the side extension is 367m3 which is a 28.5% increase.

The application also proposes the closing of the existing vehicular entrance and introduction of a new vehicular entrance. The proposed entrance will enter the site off Further Lane between the proposed garage and proposed side extension. 

	Residential Amenity:

The nearest neighbouring property lies approximately 140m to the west, Ravenswing Farm. 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 application proposes the erection of a detached garage and side extension on land that falls within the open countryside on designated green belt land. As such the primary consideration for a scheme of this nature would be paragraph 143-145 of the National Planning Policy Framework and Key Statement EN1 of the Core Strategy.

Paragraph 143 states that ‘Inappropriate development is, by definition, harmful to the Green belt and should not be approved. Paragraph 144 ‘states ‘local authorities should ensure substantial weight is given to any harm to the Green Belt’. Although new buildings are considered to be inappropriate in the green belt, Paragraph 145 states that there are exceptions to this. Paragraphs 145, subsection c and d are therefore engaged as part of the assessment of the application.

Subsection C States that ‘The extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building.’ There is no definitive of disproportionate in the framework however the generally accepted approach is for an assessment on the increased volume the development would create. The proposed side extension would result in an increased volume of 28.5 %. It is considered that this would be an appropriate addition when taking in the scale of the existing house.

Subsection D states that ‘the replacement of a building, providing the new building is in the same use and not materially larger than the one it replaces’. The development proposes the demolition of the existing detached garage at the site and for it is to be replaced with a new detached garage in a new location. It is therefore considered that the new building would have the same use. The new detached garage would result in a total volume increase of 5.5% and therefore it is not considered to be materially larger than the one it replaces. Nowhere in the framework or within the NPPG does it state that the new building has to be positioned in the same place as the existing and therefore it is considered that the proposed location of the detached garage complies with this part of the NPPF.


Key statement EN1 of the Council’s Core Strategy states that the ‘The overall extent of the green belt will be maintained to safeguard the surrounding countryside from inappropriate encroachment’ and ‘development of new buildings will be limited which preserve the openness of the green belt and which do not conflict with the purposes of the designation’ 

The proposed garage and side extension will remain subservient to the host dwelling due to ridge height of both the garage and extension being lower than that of the main dwelling and the use of matching materials. The development would result in new built development where none currently existing however it is considered that both the side extension and garage would closely relate to the main dwelling therefore any associated sprawl is limited and localised.

With regards to the above it is considered that the reduction in openness in this location would not be so significant as to undermine to the aims of the Green Belt designation.


	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.

The Councils Countryside Officer has assessed the proposed development and considers the impact on trees to be acceptable subject to a Tree Protection Condition to ensure all retained trees are protected throughout the construction process.


	Highways:

The application originally proposed a new vehicular access to the south west of the application site. LCC highways were consulted during the application process and the engineer considered that the originally proposed access would not provide the required sight lines and as such requested the access be moved to where the access is currently proposed. The highways engineer considers the revised vehicular access to be acceptable subject to conditions.

	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.
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