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	Date Inspected:
	22/11/16
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application for reserved matters (access, appearance, landscaping, layout and scale) for outline planning permission 3/2014/0859.

	Site Address/Location:
	Land adjacent Manor Barn, Rimington Lane, Rimington, BB7 4DT.

	


	CONSULTATIONS: 
	Parish/Town Council

	Gisburn Parish Council wish to object to the application on the grounds that the proposed dwelling will be of a design which is visually intrusive, being of out keeping with other properties and the surrounding area.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highways Development Control section has no objection to the proposal subject to the imposition of condition.



	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement EN3 – Sustainable Development and Climate Change

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DME6 – Water Management

Policy DMB5 – Footpaths and Bridleways

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework



	Relevant Planning History:

3/2013/0416:

Outline planning application for the erection of four houses. (Approved)

3/2014/0208:

Proposed erection of a single detached dwellinghouse with garage and granny annexe, including improvements to an existing pedestrian and vehicular access and associated external works.

3/2014/0859:

Erection of two-storey dwelling, Outline application (All matters reserved save that of access).  Plot 2 Manor Barn Rimmington (Land adjacent Manor Barn). (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located to the eastern extents of the defined settlement boundary for Rimmington Village.  The aforementioned boundary is delineated by an existing hedgerow to the eastern extents of the proposal site.
The topography of the site falls to the east and the southern extent of the site is highly visible upon approach from the west along Rimmington Lane by virtue of being raised in nature in relation to the existing road level. 

The current application specifically relates to a parcel of land located to the east of Manor Barn and directly to the north of a parcel of land (Plot 01) that benefits from an extant full-consent for the erection of a single detached dwelling-house with attached garage and granny annexe (3/2014/0208) which has subsequently been constructed.


	Proposed Development for which consent is sought:

Reserved matters consent is sought for all matters, with outline approval having being already approved at under planning application reference: 3/2014/0859.  
The submitted details propose the erection of a two-storey three bedroom dwelling to the east of Manor Barn.  It is proposed that the dwelling will be of a contemporary language employing large portions of glazing contrasted with flush-pointed stonework elements.
It is proposed that the dwelling will be of a dual mono-pitch construction with a central flat roofed element providing a visual break between the mono-pitch roofs.  The western extents of the proposed dwelling will be predominantly single storey in height and accommodate a granny annex which maintains an internal link with the main body of the proposed dwelling.


	Principle of Development:

Given the site benefits from an extant outline consent for the erection of a dwelling it is not considered that the application need be assessed for any conflicts with the Development Strategy for the Borough as embodied within key Statement DS1 of the Ribble Valley Core Strategy.


	Impact Upon Residential Amenity:

Given the separation distances between existing and proposed dwellings and taking account of the orientation of primary habitable room windows I do not consider that the proposal would result in any significant detrimental impact upon existing or future residential amenity.  
Concerns regarding the potential overlooking resultant from the first floor study located on the west wing of the proposal have been overcome as the applicant has agreed to the imposition of a condition limiting the glazing to be installed to be obscure in nature.


	Visual Amenity/External Appearance:

It is noted that the external appearance of the dwelling is of a clear contemporary language, however it is considered that the appropriate use of materials will assist in the proposal responding positively to the character of the existing dwellings in the vicinity.  T

he dwelling employs a dual mono-pitch arrangement which will to some degree allow it to respond positively to the inherent roofscape within the area which is largely typified by gabled roof forms, with the mono-pitch arrangement evoking the notion of a ‘broken-gable’ due to its central visual break.  It is proposed that the roof will be faced in natural slate which will ensure its long term visual compatibility with the adjacent dwellings/buildings.


	Landscape/Ecology:

The application has been accompanied by an ecological appraisal that recognises the proposal may result in the loss of poor and semi improved neutral grassland, species poor hedgerow and tall redural vegetation.  It is concluded that these are commonly occurring and their loss is not considered to be ecologically significant.  The report further concludes that no specific mitigation is required although it provides a number of options that could be explored on site to ensure overall enhancement of biodiversity.


	Observations/Consideration of Matters Raised/Conclusion:

Given the separation distances between existing and proposed dwellings and taking account of the orientation of primary habitable room windows I do not consider that the proposal would result in any significant detrimental impact upon existing or future residential amenity.  

It is recognised that the proposed dwelling adopts a clear contemporary language, but given the overall scale and inherent form of the development do not consider, in isolation, that this would warrant the refusal to grant planning permission.
I therefore consider the external appearance and design of the proposals to be acceptable and do not consider that it would be of detriment to the character or visual amenities of the immediate or wider context.
It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.


	RECOMMENDATION:
	That planning consent be granted.


