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	Date Inspected:
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	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed change of use of agricultural area to allow for the extension of the residential curtilage and first floor extension to the dwelling. Resubmission of planning application 3/2018/0223.

	Site Address/Location:
	The Tythe Barn Station Road Rimington BB7 4DR

	


	CONSULTATIONS: 
	Parish/Town Council

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

	LCC HIGHWAYS:
	

	The revised proposal is an improvement on the previously submitted layout from a highways perspective as it retains an element of useable, convenient parking close to the dwelling and on this basis I would raise no objection to the proposal on highway grounds.

	

	CONSULTATIONS: 
	Additional Representations.

	1 letter of representation has been received in respect of this development the main concerns are as follows:
· The addition of a first floor extension would result in a terracing effect in what is a very prominent position in the village.

Other concerns were raised about the proposed garage and parking which formed part of the original application, which has since been withdrawn, these concerns therefore will have no standing on the decision of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/2018/0223- Proposed first floor extension, ground floor glazed link, redevelopment of existing garage into a garden room and a replacement garage within the curtilage.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located within the settlement of Rimington approximately 3.7km north east of Chatburn and approximately 8km south west from Gisburn. The property is a converted barn originally granted consent in 2002.

	Proposed Development for which consent is sought:

The application seeks consent for the construction of a first floor extension over the existing single storey extension to provide a new master bedroom with ensuite and dressing area. This extension would measure approximately 4.5m by 5.3m with a ridge height of approximately 5.7m and an eaves height of approximately 4.2m. The application also seeks consent for the extension of the residential curtilage by approximately 240m2 to the north west of the existing property. 

	Impact Upon Residential Amenity:

The application property is located approximately 9m from the neighbouring property, The Barn, to the north east, and approximately 32m to the south east of the neighbouring property West Croft which is located to the rear of the application property. Due to the orientation and the distance between the neighbouring properties and the application property, the proposal is not considered to result in any significant negative impact on the residential amenity of the aforementioned properties.
The proposed extension of curtilage is not considered to result in any impact on the residential amenity of any neighbouring properties.

	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 application property was previously a barn granted permission to be converted to residential use in 2002. The proposed alterations will considerably alter the design and appearance of the host property with the extension appearing disproportionate and ill-fitting when compared with the former barn. 
The proposed development had the benefit of pre-application advice, within that advice the following comment was made by the officer “The resultant extension would not appear subservient to the main dwelling but appear as a bulky and over dominant extension which would detract from the remaining character features of this former barn.” Before the withdrawal of the previous application the case officer made the following comment on the first floor extension via email “The proposed extension is overly dominant and contains overly domestic features such as the Juliet balcony which will not be supported on a barn conversion”. While the Juliet balcony was removed the ridge height of the extension was set down from that of the main dwelling, the proposal still remained out of character, overly domestic and domineering due to the proposed eaves being above those of the host dwelling and the proposals overall size and intensity. As such the extension is considered to significantly impact the visual amenity and character of both the host dwelling and the surrounding area.
The proposed curtilage extension extends the curtilage to the line of the settlement boundary, as such this is not considered to be of any impact on the visual amenity or character of the area.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion I believe that the proposed alterations and extensions will be significantly detrimental to the visual amenity and character of the area and host dwelling as such the proposal does not comply with Policy DMG1 of the Ribble Valley Core Strategy.

	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposed extension, by virtue of its size, intensity, scale and design, would result in a highly prominent addition which appears incongruous within the immediate area. It is considered that the extension results in an unsympathetic and discordant addition that is harmful to the character of the host dwelling and surrounding area, contrary to Policy DMG1 of the Ribble Valley Core Strategy.


