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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed demolition of existing conservatory and extension/alteration to existing detached garage to form incidental accommodation to existing dwelling, including hobby room, gym, office and patio areas.

	Site Address/Location:
	Summerfield Green Lane Horton-in-Craven Skipton Yorkshire BD23 3JT

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations received in respect of the proposal.

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	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 DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2024/0205:
Certificate of Lawfulness for proposed extension/alteration to existing detached garage to form ancillary accommodation to existing dwelling, including hobby room, gym, office and patio areas.  (Refused)

2021/0797:
Proposed extension/alteration to existing detached garage to form ancillary accommodation to existing dwelling, office space and plant room extension. (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing detached garage (with attaches conservatory) related to Summerfield, Green Lane, Horton-in-Craven.  The dwelling to which the application relates is a detached residential property located on the northern side of Green Lane, with the garage being located towards the northern extents of the associated residential curtilage.  The application site is located outside of any defined settlement limits being within land that benefits from an open countryside designation.

The immediate character of the area is largely defined open aspect agricultural land with a small number of dwellings and associated agricultural building being found within the vicinity.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of an extension to the existing detached garage including the demolition of an existing attached conservatory.  It is proposed that the extension will provide for a ‘hobby room’ gym and office area that will be utilised for purposes incidental to the enjoyment of the household/dwelling.

The area of the extension accommodating the ‘hobby room’ and gym will benefit from a footprint of 13.5m by 6.75m, with the office extension being 6m in width with a projection approximately 3.4m from the northeast elevation of the garage.  The resultant configuration will benefit from a twin gable appearance, being faced in natural stone and be roofed in natural slate to match that of the existing structure, with the southeast facing roof slope accommodating a small number of photovoltaic panels.


	Impact Upon Residential Amenity:

The application relates to an existing detached garage (with attaches conservatory) related to Summerfield, Green Lane, Horton-in-Craven.  The dwelling to which the application relates is a detached residential property located on the northern side of Green Lane, with the garage being located towards the northern extents of the associated residential curtilage. 

The proposed extension(s) to the garage are located towards the northern extents of the building with no nearby existing residential receptors within close proximity save that for a number of dwellings to the south on the opposing side of Green Lane.  Taking account of the relationship of the proposed extensions with that of the residential properties to the south and the significant distances between the existing structures and proposed extension it is not considered that the proposed development will result in any significant adverse measurable impacts upon existing nearby residential amenities.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:
 
The application seeks consent for the erection of an extension to the existing detached garage including the demolition of an existing attached conservatory.  It is proposed that the extension will provide for a ‘hobby room’ gym and office area that will be utilised for purposes incidental to the enjoyment of the household/dwelling.

The area of the extension accommodating the ‘hobby room’ and gym will benefit from a footprint of 13.4m by 6.75m, with the office extension being 6m in width with a projection approximately 3.4m from the northeast elevation of the garage.  The resultant configuration will benefit from a twin gable appearance, being faced in natural stone and be roofed in natural slate to match that of the existing structure, with the southeast facing roof slope accommodating a small number of photovoltaic panels.

It is accepted that the proposed extension(s), when taking account of the footprint of the existing garage, will result in development of an overall cumulative footprint that is significantly in excess of the existing garage.  

However, taking account of the low-lying single storey nature of the proposed development and taking account of the character of the immediate area.  Particularly in that the area accommodates number of agricultural holdings which benefit from accommodating a number of residential and utilitarian buildings.  It is not considered that the proposed development and resultant associated footprint would be read as being discordant nor anomalous or result in significant adverse measurable visual harm to the character and visual amenities of the defined open countryside.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 nor Policy DMG2 which seek to ensure that development within the designated open countryside is in keeping with the character of the landscape and that seeks to protect against development that would result in adverse impacts upon the character or visual amenities of the area.


	Highways and Parking:

No representations have been received in respect of the proposal.  Notwithstanding the matter the submitted details do not propose the loss of any existing dedicated parking provision nor the creation of additional bedrooms which may necessitate the need for additional parking provision not be provided.

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, parking provision and sustainable methods of travel are brought forward to accommodate and serve existing and proposed development.


	Landscape/Ecology:

The application has been accompanied by the submission of a Preliminary Bat Roost Assessment which concludes that no evidence was found to suggest bats have been roosting within the building to which the application relates and that the structure is considered to be of negligible potential for roosting bats.  As such there is no requirement for the development to provide mitigation to offset the impacts of the development upon protected species.

Taking account of the above matters, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.


	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 consent be granted subject to the imposition of conditions.
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