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	Date Inspected:
	3/4/23
	Site Notice:
	3/4/23
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Single storey side and rear extension, and two storey rear extension (pursuant to variation of condition 2 (Plans) on permission 3/2021/1226) to amend the approved scale and design.

	Site Address/Location:
	Martin Top Farm, Martin Top Lane, Rimington. BB7 4EG

		

	CONSULTATIONS: 
	Parish/Town Council

	Rimington and Middop Parish Council:
	Consulted 14/3/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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 (NPPF)


	Relevant Planning History:

3/2021/1226:
Single storey side and rear extension, and two storey rear extension (Approved)

3/2021/0865:
Prior notification of a larger home extension. Proposed single storey extension to rear to accommodate a larger kitchen (Resubmission of 3/2021/0528). (Permission Not Required)

3/2021/0528:
Prior Notification for a larger home extension. Proposed single storey rear extension to accommodate a larger kitchen (Permission Required)
3/2021/0477:
Certificate of Lawfulness for a proposed first floor rear extension and single storey side extension (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to detached two storey property located on the South-eastern outskirts of Rimington. The property consists of stone, slate roof tiles and timber doors and windows and has been previously extended to the rear by way of a 1970s two storey link extension which adjoins the main property with a two storey C18th/C19th cottage and attached lean-to element. The application property is sited within a large residential curtilage with a barn building and additional outbuilding structures lying within the Eastern half of the curtilage. The property’s rear garden affords extensive panoramic views towards the North. The application site lies within an isolated rural area with the wider landscape comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Planning consent was granted as part of application 3/2021/1226 for a single storey side and rear extension and two storey rear extension. Consent is sought for a variation to the design of the above approved development with the revised scheme to comprise a reduced development in terms of scale, massing and cubic volume through incorporating the following changes:

· Existing C18th/C19th cottage and attached lean-to to be retained 

· 1970s link extension to be demolished and replaced with a two storey flat roof / lowered link section

· Previously approved single storey extension to be reduced in length and width

The applicant has stated that these changes are in light of recent increases to the cost of building materials which have rendered completion of the original scheme economically unviable. Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2021/1226 with revised plans submitted as part of this S73 application. 


	Impact Upon Residential Amenity:

The proposed variation to the originally approved scheme would involve some minor alterations to the fenestration within the approved extension elements however these alterations would provide almost identical views to the window configuration previously approved. In addition, the application property does not have a direct interface with the nearest residential property of Martin Top Cottage which lies approximately 40 metres away to the West. Consequently, it is not considered that the proposed variations would be harmful to the amenity of any neighbouring residents. 


	Visual Amenity/External Appearance:

The existing 1970’s link extension would be replaced with a two storey flat roof and lower link section which would be significantly smaller in terms of width and height in comparison to the previously proposed two storey gabled roof extension. This, along with retention of the existing cottage and lean-to element, would significantly reduce the overall bulk and massing of the previously approved rear two storey element. As such, the proposed changes would result in a more sympathetic and subservient form of development to the rear of the property.

The footprint of the single storey rear / side extension element from the previously approved proposal would be set slightly further to the South with a slight reduction to the width of the originally approved extension which in turn would provide a more satisfactory spatial arrangement with the directly adjacent barn building. The flat roof of the approved single storey extension would be replaced with a hipped roof element which would be largely similar to the previously approved flat roof by virtue of its low pitched design. The height of the single storey extension would remain unchanged with its overall cubic volume being almost identical to the originally approved design.

The proposed use of external materials for each of the extensions to the property would remain unchanged from the previously approved development. Accordingly, it is not considered that the proposed variations sought would be harmful to the character of the host property or visual amenities of the area.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed amendments sought to the originally approved development would have no impact upon any neighbouring residents and would not result in any harm to the visual amenities of the area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That the variation to condition 2 be approved.
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