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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed detached garage with office space within garden. 

	Site Address/Location:
	Rowan House Settle Lane Paythorne BB7 4JD

	

	CONSULTATION: 
	Newsholme and Paythorne Parish Council

	No objections.

	

	CONSULTATION:
	Lead Local Flood Authority

	No comment to make.

	

	CONSULTATION:
	Additional Representations

	No additional representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 - Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	Relevant Planning History:

3/80/0488 – Conversion of Barn to Dwelling House. Approved with Conditions.

3/89/0126 – Extension to provide dining room. Approved with Conditions.


	



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a converted barn within Paythorne, accessed off Kiln Lane using an existing access track which also forms a Public Right of Way. The site location is within open countryside, with immediate surroundings including the nearby Buck Inn Public House and Ribble Valley Country and Leisure Park both approximately 150 metres away. The property to which the application relates is constructed of random coursed natural stone with quoin detailing, stone cut window surrounds, mullions and timber framed glazing.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a detached garage within the curtilage of Rowan House to provide additional parking facilities for the property. In addition, a small storage area will be located on the ground floor with external stairs providing access to a first-floor home office located within attic space provided by a pitched roof. The scheme will involve excavation works to locate the development at the base of the garden which has a topography sloping away from the north-west of the curtilage, toward the existing properties. Materials to be used in the construction of the garage will include random coursed natural stone and natural blue slate to match the existing dwelling with uPVC windows and doors.
 

	Principle of Development:

The proposal involves domestic alterations to a dwelling and is acceptable in principle subject to an assessment of material planning considerations. 


	Residential Amenity:

The site location is within an area characterised by open countryside and sporadic rural development with the closest residential property to the site approximately 60 metres north-east. The distance between these dwellings, supplemented by tree planting and associated landscaping currently in place eliminates the possibility for undue overlooking or overshadowing to occur and on this basis no residential amenity concerns are identified.
 

	Visual Amenity:

The impacts of the proposal on the visual amenities of the area should be assessed against policy DMG1 of the Ribble Valley Core Strategy which states that all development must be ‘sympathetic to existing and proposed land uses in terms of its size, intensity, and nature as well as scale, massing, style, features and building materials’.

Plans submitted with the application show that despite its first-floor office element, the height of the proposed garage remains well below that of the host property and ensures that an element of subservience is maintained between the two structures. The total footprint of the proposal is also modest, limiting its impact and ensuring it is a commensurate addition in the context of the dwelling and stables footprint. In addition, located within the centre of the residential curtilage amongst existing built form further ensures a sympathetic and well-related pattern of development in accordance with DMG1 which does not conflict with views into and out of the public realm, including the PROW running adjacent to the property. 

The proposal also seeks to take advantage of a sloping topography, siting the garage at the base of the garden which slopes upward, away from the proposed structure. This, including some minor excavation works, will result in a ground level approximately 0.8 metres above that of the garage’s front elevation on both side and rear elevations.  This will obscure a significant proportion of the garage from view, further helping to make its massing and height read as an acceptable addition. 

Considering the above, including elements of detailed design and use of materials akin to the area and host dwelling, the visual impact of the development is deemed to be acceptable. The garage will be constructed from natural coursed stone with quoin and stone surround detailing on its principal elevation which corresponds with the existing property in a sympathetic manner in accordance with DMG1.

	Highways:

The development would provide parking facilities for the existing dwelling which are supplementary to existing parking arrangements on site. The proposal does not include changes to the site’s access, nor would it affect the regularity of vehicles using this existing access or the level of parking required on site and therefore on this basis it is not considered that there are outstanding highways issues.


	Observations/Consideration of Matters Raised/Conclusion:

None.


	RECOMMENDATION:
	That planning consent be granted.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




