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	21-04-23
	

	Officer:
	Will Hopcroft
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two-storey side and single-storey rear extensions, alterations to roof-pitch over existing lean-to, detached garage and extension to domestic curtilage.

	Site Address/Location:
	Tan Yard Farm, Ribchester Road

		

	CONSULTATIONS: 
	Parish/Town Council

	No response. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the imposition of 1 condition relating to implementation of turning facilities. 

	

	CONSULTATIONS: 
	Additional Representations.

	None received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME2:	Landscape & Townscape Protection
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2021/0771:
Prior notification of the proposed change of use of two traditional stone barns to form three new dwelling houses with associated building works including the insertion of new door and window openings to achieve natural light in all habitable rooms – Approved

2023/0075:
Proposed extensions and remodelling (with associated building works) to the existing two barns, to create two detached dwellings (previously subject to approval 3/2021/0771) together with the erection of two proposed detached garages and external works and change of use of land to residential curtilage – Pending Determination


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site consists of two traditional stone barns located at the end of an access track approx.  175 metres from Ribchester Road. The farm house is directly opposite. To the North East is a sewage works and residential development on Asturian Gate. There is also a short row of semi-detached dwellings on Ribchester Road approx. 125 metres to the North.


	Proposed Development for which consent is sought:

The proposal seeks permission for a single-storey side extension to the north-east elevation, two-storey side extension to the south-west elevation, alterations to roof-pitch over the existing single storey element on the south-east elevation and detached garage as well as extension of curtilage. 


	Principle of Development:

The principle of development is accepted given the proposal relates to the extension of an existing dwelling. With regard to the extension of residential curtilage, this is considered acceptable given the additional curtilage would not encroach into or intrude open the open countryside or landscape and broadly follows the existing pattern of development. 


	Impact Upon Residential Amenity:

As per Core Strategy Policy DMG1, development must:
1.	Not adversely affect the amenities of the surrounding area.
2.	Provide adequate day lighting and privacy distances.
3.	Have regard to public safety and secured by design principles.
4.	Consider air quality and mitigate adverse impacts where possible.

In this sense the application will have a limited impact on the amenity of any present or future adjacent residents, given it offers no intrusive fenestration and will not project, overbear, dominate or overshadow the barns opposite largely due to the distance between the two sets of buildings, which is approximately 12m. 


	Visual Amenity/External Appearance:

As per CS Policy DMG1, all development must 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.

In this sense the proposal is considered acceptable. Both side extensions /alterations are clearly subordinate (1 is single-storey, incorporating the existing footprint and changing the roof profile and the two-storey incorporates a lower ridgeline as well as 1m setback) with the rear extension largely screened by the existing dwelling and in any case modest in size and scale and built utilising matching materials. Fenestration and materials broadly match the style and vernacular of the immediate surrounds, and the proposed garage is similarly constructed utilising a simple pitched roof. 

Given the above the proposal is considered compliant with DMG1 (Design) and DME2. 


	Highways and Parking:

No onerous issues were identified by LCC Highways save for the imposition of a single condition relating to implementation of turning and parking facilities. 


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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