	Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	SH
	Date:
	17/12/2021
	Manager:
	
	Date:
	

	Site Notice displayed
	N/A
	Photos uploaded
	Y
	

	

	Application Ref:
	3/2021/1161
	[image: Graphical user interface, text, application

Description automatically generated]

	Date Inspected:
	14/12/2021
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed garage and home office. 

	Site Address/Location:
	Cherryfield, Stoneygate Lane, Ribchester, PR3 2ZS

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Comment received on 26/11/2021 – No Objections 

	CONSULTATIONS: 
	Additional Representations.

	No comment.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No Relevant Planning History. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application site relates to a semi-detached traditional farmhouse located off Stoneygate Lane in Ribchester. The dwelling itself consists of natural stone with white render, slate roof tiles and painted timber frames for doors and windows. The stables and proposed outbuilding are located to the East of the residential curtilage. The site is positioned alongside another property known as Higher Green Seed Farm, and both occupy an isolated position in open countryside. The curtilage is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two-storey garage and home office, adjoining onto the existing detached stables. The outbuilding will measure approximately 6.7m in width, and will project around 7.2m in length. The proposal will feature a mono-pitched roof, with a maximum ridge height of the outbuilding measuring approximately 5.6m, with the eaves falling at 2.7m from ground level. The materials will consist of natural stone, with slate roof tiles and timber doors and windows. The existing dog kennel is to be relocated to site on the Western elevation of the stables. 


	Principle of Development:

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


	Residential Amenity:

The application site is located within a small residential holding along with another property, Higher Green Seed Farm, which the application dwelling is adjoined to. The angle of the neighbouring property and the siting of the proposed garage and office space means that the development will be hard to view from the neighbouring property. The surrounding treescape along the border will also conceal the development and reduce the impact on Higher Green Seed Farm. It will be situated approximately 15m away and as open countryside surrounds the site, it is concluded that the development is not considered to have any substantial impact on the residential amenity value of the area. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The proposed garage and office space to the East of the property’s curtilage will feature a pitched roof measuring approximately 5.6m at ridge height, and falling at around 2.7m at the eaves from ground level, with the Home Office accommodating approximately 2.3m of roof space. The development would measure a total length of approximately 6.7m externally (6m internally), and would extend around 7.2m from the front elevation, with about 5.5m to accommodate parking spaces. Materials chosen include natural stone, slate roof tiles and timber frames, which have been selected in order for the garage to integrate with the adjacent Stables, but will also coordinate with the materials on the host dwelling and neighbouring properties in the surrounding area. Due to its orientation, the garage will not be seen from the highway, and the treeline which runs close to the East elevation will aid in screening most of the development from view. As such, it is therefore not considered to have any detrimental impact on the surrounding area’s visual amenity value.  


	Landscape/Ecology:

No ecological constraints were identified in relation to this proposal. 


	Highways:

Lancashire County Council Highways have been consulted regarding the application, and the works are not considered to have any undue impact upon highway safety, and therefore have no objections to the proposal. 


	Observations/Consideration of Matters Raised/Conclusion:

It is concluded that 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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