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	Date Inspected:
	21/12/2020
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Conversion of garage to utility, addition of covered porch, first floor extension above existing garage.

	Site Address/Location:
	Kelrydding Cottage, Station Road, Rimington, BB7 4DR 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received within Consultation Period

	CONSULTATIONS
	Highways/Water Authority/Other Bodies

	LCC Highways
	No objections

	

	CONSULTATIONS: 
	Additional Representations.

	No letters of representation have been received in respect on the proposed development. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement EN2- Landscape
Policy DMG1 – General Considerations

Policy DMH5 – Residential & Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:
3/1985/0419- Change of use of store rooms to residential use- Approved with conditions

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a residential dwelling located in Rimington. The largest section of the property has always had a residential use and in 1985 the single storey store rooms attached to the property were converted to residential use. Since conversion of the store rooms the dwelling has been extended at first floor and an attached garage has been erected on the east (rear) elevation without the benefit of planning consent. The property benefits from two front doors with the original entrance via a porch on the west elevation.
The application site is located within a rural setting being surrounded by open fields and is within the designated open countryside. The property still benefits from its householder permitted development rights.


	Proposed Development for which consent is sought:

Consent is sought to convert the attached garage into an entrance hall, wc and utility and for the erection of a first floor extension above to provide dressing room and ensuite. The first-floor extension will form an east facing gable measuring 4.2m by 6.6m with the eaves height measuring at 4.8m and ridge height at 6.5m. 
To the south elevation of the existing attached garage it is proposed to erect a single storey extension with a lean to roof connecting to a proposed canopy on the east elevation. The extension will project beyond the south elevation of the garage by 2.4m and will extend beyond the rear wall of the main dwelling by 4.24m. The canopy will measure 8.6m in width projecting beyond the east elevation of the garage by 1.5m.  The extension and canopy will wrap around the south east corner of the attached garage measuring 2.4m at the eaves and 3.4m at the highest point. 


	Impact Upon Residential Amenity:

The closest neighbouring dwelling is Kelrydding House sited over 140m from the development site and therefore the development will have limited impact on this neighbouring dwelling. 


	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.
Key Statement EN2 of the Ribble Valley Core Strategy which, although relating mainly to the Forest of Bowland AONB, also says that the Council should ‘seek to ensure that the open countryside is protected from inappropriate development’. The open countryside has its own intrinsic value that contributes to the quality of the landscape in the borough.
The application relates to a detached dwelling that has been altered and extended over time. The store rooms attached to the house were converted in 1985 and since conversion a first-floor extension has been erected without consent over what were the original store rooms associated with the main house.  An unauthorised lean-to garage has also been erected to the rear of the converted store rooms.  No planning permission or building regulations history has been found for the work described. 
The garage extension appears to have been purposely designed to remain subservient to the main building by having a catslide roof. However, the proposed store room conversion and first floor extension has resulted in the erosion of the rural character of the original building.
The existing garage extension is considered to be subservient to the main dwelling as the eaves height of the extension are significantly lower than the eaves of the main house. The proposed extension would form an east-facing gable with an eaves and ridge height similar to the main dwelling on the most prominent elevation. Due to the length of the existing garage the first floor extension to be erected above would result in a gable that has a very shallow roof pitch, shallower than that found on main dwelling. Despite the shallow pitch the extension at first floor would nearly extend the full length of the garage and because of this the extension that would dominate the east elevation. 
Furthermore, the development would further extend a dwelling that was originally relatively modest in size with attached store rooms. Through the consented change of use application and unauthorised extensions the footprint of residential use of the dwelling has already doubled in size and the granting of consent for a first floor extension is considered to overwhelm the property.  
 It is considered that the proposed first floor extension, as a result of its scale, size and design, would be a bulky addition to the application property and, considering the cumulative impact of existing and proposed extensions, the original dwelling would be overwhelmed.


	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the development would be detrimental to the visual amenity and character of the host dwelling and does not comply with Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.

	RECOMMENDATION:
	That planning consent be refused for the following reason.

	01
	The proposed development, due to its scale, size and design, would overwhelm and dominate the application property, detracting from the inherent character of the original dwelling in direct conflict with Policies DMG1 and DMH5 of the Core Strategy, as well as national guidance contained with the National Planning Policy Framework.


