


	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0169
	[image: ]

	Date Inspected:
	~
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Construction of annex living accommodation in place of existing outbuilding.

	Site Address/Location:
	Ash Lea Whalley Road Pendleton BB7 1PP

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN2 – Landscape
Key Statement EN4 – Biodiversity and Geodiversity	
Policy DMG1 – General Considerations
Policy DME3 – Site and Species Protection and Conservation	
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	Relevant Planning History:
3/2020/0481 - Application to establish lawfulness of extension to domestic curtilage. Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site is located in the open countryside close to the settlement of Clitheroe. The existing property, Ash Lea, is a dormer bungalow faced with render with a slate roof. Within the south-west corner of the site is an existing timber stable building measuring 5.8m x 6.1m and 4 metres to the ridge. It was determined under application 3/2020/0481 that the stables and the land on which it is sited is lawfully part of the residential planning unit.

To the north and west of Ash Lea are number of buildings including those that previously formed part of Lower Standen Hey Farm. A number of these former agricultural buildings have been converted to residential use. The group of buildings can be seen to the west on approach to Clitheroe along Whalley Road.

	Proposed Development for which consent is sought:
Consent is sought to demolish the existing stable building and replace with a residential annexe. The annexe building would be located in a similar location within the plot but would be larger with a footprint of 6m x 10m. The ridge height would be 4 metres.

The proposed building would provide accommodation over two floors to include a living area, bedroom and bathroom at ground floor and a mezzanine floor providing a home office and external terrace. The building would be clad in a range of materials consisting of stone, zinc and timber.

	Principle of Development:
Core Strategy Policy DMH5 requires that the extension of properties to provide accommodation for elderly or dependant relatives will be subject to the following criteria:

1) The development must be capable of integration into the main dwelling or a use that is ancillary to the use of the main dwelling housing when circumstances change.

2) The extension should generally speaking provide only a modest level of accommodation.

It also requires proposals to extend or alter existing properties to accord with Policy DMG1.

	Design and Visual Appearance
Policy DMG1 requires development to 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. Consideration should be given to the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

The proposed building is similar in height to the stable building that it is to replace. According to the submitted plans the building would have an eaves height to match the existing dwelling but would be considerably lower to the ridge. Therefore, it would be sufficiently subservient and would read as an outbuilding to the main property rather than competing with it. 

	Observations/Consideration of Matters Raised/Conclusion 
To the west (rear) of the proposed building a first-floor balcony is proposed. The balcony would provide views to the west where private gardens associated with West Lea Barn are located. Accordingly the design of the building has been amended such that any views towards West Lea Barn are screened.

No objections have been raised by the County Highways Officer. The application is supported by a Preliminary Bat Roost Assessment Report with confirms the absence of bats. Evidence to suggest use of the existing building by a pair of nesting swallows was observed. As such, demolition of the building should be undertaken outside of the bird nesting season and be subject to a pre-clearance check by a licensed ecologist. The report recommends the provision of compensatory nesting features for Swallows (3 x Schwegler Swallow Nests).

Taking the above into account it is recommended that the application be approved.


	RECOMMENDATION:
	That planning consent be granted.






image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




