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	Date Inspected:
	P/A
	Site Notice:
	N/A
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed two storey side extension and external terrace to create additional living accommodation pursuant to variation of condition 2 (approved plans) of planning permission 3/2022/0838

	Site Address/Location:
	Braddyll House Franklin Hill Brockhall Village Old Langho BB6 8HY

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A:
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG3:	Transport & Mobility
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2022/0838:
Proposed two storey side extension and external terrace to create additional living accommodation.  (Approved)

2020/0857:
Proposed single storey side extension to form summer room.  (Approved)

2020/0712:
Proposed two storey side link extension to create additional living accommodation and first floor terrace.  (Approved)

2020/0350:
Fell beech trees T4 and T9 and oak trees T5 and T10; deadwood and prune T1 and T3 alder, T2 willow, T6 Beech and T8 oak.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing two-storey detached dwelling and garage located off the western extents of Franklin Hill, Old Langho.  The application dwelling is relatively remote in relation to other neighbouring dwellings, with the garden area of the dwelling being bounded to the south and west by significant areas of woodland/tree-cover.  The application site is located within the defined open countryside, to the west of and located outside of the settlement boundary of Brockhall Village (Tier 2 Settlement).


	Proposed Development for which consent is sought:

The application seeks to vary condition 2 of extant planning permission 3/2022/0838 to allow for the creation of an additional area of ground floor living accommodation in the form of a study.  It is proposed that the additional built form will extend rearward from the rear of the previously consented side extension, being of a gabled appearance and form a link to the existing garage provision on-site.


	Impact Upon Residential Amenity:

Taking account of the relatively remote location of the dwelling in relation to ANY nearby existing residential receptors, save that for Dinkley Brook Lodge to the north, it is not considered that the proposed ‘study extension’ will result in any measurable or quantifiable harm to nearby existing residential amenity.

In this respect the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to protect against adverse impacts upon standards of existing residential amenity and to ensure adequate levels of residential amenity for occupiers of proposed development(s).


	Visual Amenity/External Appearance:

The proposed additional ‘study extension’ will be located towards of the rear of the previously consented side extension, benefitting from a gabled appearance that responds to archetypes already found upon the dwelling and existing garage outbuilding.  Taking this into account and taking account of the relatively visually contained nature of the site, it is not considered that the additional extension will result in any adverse material impacts upon the immediate or wider area.

In this respect the proposal does not raise any significant direct conflicts with Policy DMG1 insofar that there will be no measurable significant harm to the character or visual amenities of the area, nor any additional material impacts over and above that of the previously consented side extension that would warrant the refusal to grant permission to vary condition 2 of extant planning permission 3/2022/0838.


	Highways and Parking:

The application seeks to vary condition 2 of extant planning permission 3/2022/0838 to allow for the creation of an additional area of ground floor living accommodation in the form of a study.  As such, given the proposal neither affects existing parking provision nor results in the creation of new independent habitable accommodation it is not considered that the proposal will result in any adverse impacts upon the safe operation of the immediate or highways network.

As such the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure is brought forward to accommodate development.


	Landscape/Ecology:

No implications resultant from the proposal.


	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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