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	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Proposed erection of a single-storey, detached outbuilding (gym/games room).

	Site Address/Location:
	Longshaw House, Barker Lane, Mellor. BB2 7EE

	

	CONSULTATIONS: 
	Parish/Town Council

	Mellor Parish Council consulted via email on 9/9/2021 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Cadent Gas LTD:

	No objection to the proposal.

	United Utilities:

	No objections subject to the proposal complying with the relevant NPPG and NPPF guidance with regards to surface water drainage.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN1 – Green Belt
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Mellor. The property is constructed from stone, concrete roof tiles and white UPVC doors and windows. The surrounding area is residential comprising several other detached properties with a large area of open countryside to the periphery.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey outbuilding for use as a gym and games room.

	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.

The proposal site is situated in the designated Green Belt. National planning legislation places considerable emphasis on the protection of greenbelt land with the primary aim of keeping green belt areas open wherever possible. 

Green Belt areas are assigned optimum levels of protection from all types of development. The NPPF states that development proposals in Green Belt areas should be regarded as unacceptable unless they fall within the definition of specific exceptions which are detailed in para 145 of the NPPF. With specific regard to building alterations and extensions, paragraph 145, part C of the NPPF states that: 

‘A local planning authority should regard the construction of new buildings as inappropriate in the Green Belt. Exceptions to this are 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.’ 

Moreover, Key Statement EN1 of the Ribble Valley Core Strategy states that ‘the overall extent of the Green Belt will be maintained to safeguard the surrounding countryside from inappropriate encroachment.’ 

There are no specific definitions within the NPPF framework or RVBC Core strategy in relation to what constitutes ‘disproportionate’ and ‘inappropriate encroachment’ however the generally accepted approach is for an assessment on the increased footprint and volume that the development would create.

Analysis shows that the proposed outbuilding would amount to a footprint increase of approximately 30% on the original property with the relative cubic volume increase being significantly lower than the proposed increase in footprint. Accordingly, it is not considered that the proposed works would be a disproportionate addition to the existing dwelling that would in any way constrain the existing openness of the surrounding Green Belt area.


	Residential Amenity:

The proposed outbuilding would be located approximately 45 metres away from the nearest neighbouring property with the windows of the outbuilding solely providing views into the property’s curtilage therefore no issues with regards to loss of privacy, natural light or outlook are anticipated as a result of the proposed works.


	Visual Amenity:

The outbuilding would have an eaves and roof height of 2.2 and 3.9 metres respectively making it wholly subservient to the primary dwelling in terms of height. The outbuilding would measure 8 x 6.6 metres and as such would comprise a relatively small footprint in comparison to the ground floor area comprised by the main property. As a general rule the addition of an outbuilding to the front of a main property may not always be appropriate due to the increased visual impact however in this case the outbuilding would be set back approximately 65 metres from Barker Lane and only partially viewable from the rear of the nearest neighbouring property known as Hillside. As such, it is not considered that the proposal would have any adverse impact upon the visual amenities of the area.


	Landscape/Ecology: 

RVBC Countryside have no objections to the proposed works subject to the implementation of a planning condition to ensure that the applicant adheres to the tree protection measures outlined in the Arboricultural Constraints Appraisal provided in support of the application.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works would not affect the property’s existing parking it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed works do not raise any concerns in relation to residential amenity and would appropriately integrate with the primary dwelling without having any adverse impact upon visual amenity or the openness of surrounding Green Belt area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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