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	Date Inspected:
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	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed two-storey and single-storey extensions to rear including balcony, and conversion and extension of garage to form granny annex including raised decking.

	Site Address/Location:
	Tanner House Farm Higher Ramsgreave Road Ramsgreave BB1 9DJ

	

	CONSULTATIONS: 
	Parish/Town Council

	Object – parking provision (including loss of garage); extension too big blocking views and balcony impacting neighbour privacy; extension out of character with building and neighbouring buildings 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	(comments made following agent’s confirmation “the existing access will remain as pedestrian access for my clients to access the field from their property”) No objection subject to condition (annexe shall only be used ancillary to the enjoyment of the existing dwelling).


	CONSULTATIONS: 
	Additional Representations.

	6 letters of objection – extension scale obstructing light and overbearing; balcony compromising privacy; decking noise; adjoining property Title deeds restricts development in curtilage; out of character for farmhouse and rural area; impacts skyline; unattractive roof windows; proposed buildings cover most of plot; parking provision and manoeuvring (danger); original stone and slate building to be demolished.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations 
Policy DMH5 – Residential and Curtilage Extensions
Key Statement EN2 – Landscape
Policy DMG2 – Strategic Considerations

NPPF
NPPG


	Relevant Planning History:
N/A

Tanner House Barn:

3/2021/1107 - Proposed internal alterations, conversion of existing garage to residential use and glass link between the house and garage, following refused application 3/2021/0022. Under consideration.
3/2021/0022 - Internal remodelling and two storey rear extension. PP refused 7/5/2021.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Tanner House Farm is a detached house which forms part of a hamlet at the crossroads of Higher Ramsgreave Road/Mellor Lane, Saccary Lane and Barker Lane. The 1840s and 1890s OS maps show that the form of this hamlet has changed little (a Methodist Chapel is shown immediately to the south of the farmstead on the 1890s map). 

The site and land to the north of Higher Ramsgreave Road/Mellor Lane is within Open Countryside. The land to the south is within the Green Belt.

The site provides access to the field to the north (a new access is proposed in 3/2021/1168 - under consideration).


	Proposed Development for which consent is sought:
Planning permission is sought for a rear two-storey extension 9m in depth and 6.67m in width. The extension is shown to be minimally set-in from the house south-west gable and minimally set-down from the house ridge. The extension has rooflights to both roof planes and extensive glazing to the ground and first floors of its gable north-west elevation (the first floor is identified as a balcony at the gable which is enclosed by walling to both sides.   There are no first floor openings to extension south west or north-east elevations.

Planning permission is also sought for the extension (to the north-west gable; incorporating raised deck and extensive glazing) and conversion of the existing garage to one bedroom granny annex. 

The proposals also include a replacement front porch, a new porch at the return of the existing rear elevation and proposed two-storey north-east elevation and the remodelling/enlargement of windows openings.

The applicant provided comment on the Parish Council response on the 1 and 17 November 2021.

	Principle of Development:
The proposed granny annex meets the requirements of Policy DMH5 i.e. capable of a use that is ancillary to the use of the main dwelling housing when circumstances change and provides only a modest level of accommodation.

	Residential Amenity:
There is a driveway between properties and the sun’s path has been considered (Tanner House is to the east/north-east of the Barn). However, the two-storey, 9m deep extension has a harmful overbearing and overshadowing impact to the amenities of Tanner House Barn (windows at ground and first floor closely adjoining). Core Strategy Policy DMG1 requires that new development be sympathetic to existing land uses in respect to its size, intensity and scale. Policy DMH5 requires that proposals to extend or alter existing residential properties must accord with Policy DMG1.


	Highways:
The comments of LCC Highways suggest an acceptable development could be achieved by condition.

	Ecology:
No information on bats submitted with application.


	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in consideration to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy and NPPF, it is recommended that planning permission be refused.


	RECOMMENDATION:
	The proposed rear two-storey extension results in harmful overbearing and overshadowing impacts to the amenities of Tanner House Barn. This is contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.
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