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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Demolition of existing single-storey extension to side, and replacement with larger, single-storey extension to side. Demolition of existing garage, garden room, store and chicken coop and construction of single-storey residential annex to be used in connection with the existing dwelling. Construction of single storey mono pitched external store.

	Site Address/Location:
	Rosenburgh, Settle Lane, Paythorne, BB7 4JD.

		

	CONSULTATIONS: 
	Parish/Town Council

	Newsholme and Paythorne Parish Meeting:
	Consulted 28/7/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME3: Site and Species Protection and Conservation
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2020/0270:
Non-material amendment to planning permission 3/2019/1068 to allow re-siting of previously approved stables and formation of muck heap in garden to Rosenburgh (Refused)

3/2019/1068:
Construction of first floor bedroom extension over existing garage; construction of new stable block; construction of new menage adjacent to stables (Approved)

3/2019/0343:
Prior notification for a new road to provide access to the land to the rear of Rosenburgh (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Paythorne. The property consists of brick, pebbled dashed render, concrete roof tiles, PVC windows and timber doors and has previously been extended by way of a single storey lean-to extension on its South-western side elevation and a gabled first floor bedroom extension above its integral garage. The property’s approved domestic curtilage area comprises a series of outbuilding structures which include an adjoined garden room, garage and garage store, chicken coop, dog kennels and an adjoined car port and wood store. Access to the property is from Kiln Lane with the proposal site lying amongst a small cluster of residential properties and the Buck Inn public house. Twyn Ghyll caravan site lies just to the North-west of the site with the wider area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Planning consent is sought for the following works:

· Demolition of existing single storey lean-to extension to be replaced with larger single storey extension

· Demolition of existing garden room, garage and store and chicken coop and construction of single-storey residential annex

· Construction of single storey mono pitched external store


	Impact Upon Residential Amenity:

The neighbouring residential property of The Hawthorns lies in close proximity to the South-eastern perimeter of the property’s curtilage and as such is the most affected receptor with respect to neighbouring amenity. Analysis shows that the proposed annex building would be relatively modest in terms of height and offset to the North-west of the adjacent neighbouring property. In addition, it is not anticipated that use of the annex as ancillary accommodation would result in undue noise disturbances above those associated with the existing residential use of the site. As such, no adverse impacts upon neighbouring amenity are identified with respect to the proposed annex building. The proposed storage building and side extension would be further offset to the North and North-west of the Hawthorns respectively and as such would have no impact on the adjacent neighbouring property. Accordingly, it is not considered that the works proposed would be harmful to neighbouring amenity.
 

	Visual Amenity/External Appearance/Heritage:

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.
In addition, Policy DMG1 of the Ribble Valley Core Strategy states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

Furthermore, Policy DMH5 of the Core Strategy allows for the construction of annex accommodation on the basis of the development in question providing a modest level of accommodation capable of integration into the host dwelling in the event of changes to future circumstances.

In this instance, the proposed annex accommodation would be relatively modest in terms of height however the annex would comprise a sizeable footprint relative to the footprint of the host property with the footprint of the annex exceeding the footprint of the outbuildings to be demolished. As such, the annex would read as an oversized addition to the property’s curtilage by virtue of its footprint and massing. In addition, the annex accommodation would incorporate two bedrooms, an ensuite, kitchenette and a sizeable living room area which in this instance are considered to exceed a modest level of accommodation capable of future integration with the host property.  Its siting forward of the existing dwelling, footprint shape and different roof profiles, and larch cladding walls exacerbates its scale and dominance and fails to be sympathetic with the existing dwelling.

In a similar vein, the proposed single storey mono pitched external store would be fairly modest in terms of height however its footprint would be equally sizeable relative to the footprint of the host property and existing buildings on site, with the footprint of the store exceeding the footprint of the proposed annex accommodation. As such, the proposed store would read as an equally oversized addition to the property’s curtilage. As with the annex building, its siting forward of the existing dwelling, footprint shape and different roof profiles, and larch cladding walls exacerbates its scale and dominance and fails to be sympathetic with the existing dwelling. Furthermore, analysis shows that the proposed store would be sited outside of the property’s lawful domestic curtilage area with respect to the red edge approved under previous application 3/2019/1068 and consent has not been sought for any extension of domestic curtilage as part of the current application.

The proposed single storey side extension would be partially sited on the footprint of the property’s existing side extension however the extension’s width would be double the width of the existing extension with only minimal setbacks incorporated into its front and rear elevations. The larch cladding fails to be sympathetic to the existing dwelling. The introduction of a large central opening on the south elevation is not sympathetic to the current fenestration. The extension proposed would read as a largely bulky and unsympathetic addition to the host property by virtue of its width, overall bulk and massing and materials. 

Accordingly, the above additions proposed, by virtue of their collective scale, bulk, massing, siting and design would read as a series of unsympathetic and over dominant additions to the host property and its curtilage, with the cumulative visual impact of the proposed annex, external store, side extension and existing structures within and around the property’s curtilage amounting to an over development of the application site. Furthermore, the application site is publicly viewable from Kiln Lane and numerous surrounding Public Rights Of Way therefore the proposed development would have a discernible visual impact. The proposed development would therefore fail to satisfy the requirements of Paragraph 130 of the NPPF and Policies DMG1 and DMH5 of the Core Strategy.

The Grade II Listed Building of Paythorne Methodist Church lies within the vicinity of the application site however intervisibility between the church and application site is largely non-existent due to the substantial built form which lies between both sites therefore no harm is identified to the heritage asset from the development proposed in this instance.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have raised no issues with the proposed development with respect to access, parking or general highway safety.


	Landscape/Ecology:

A bat survey carried out at the application site on 26/5/23 found no evidence of any bat related activity, with the application property and its associated outbuildings deemed as holding low roosting potential. As such, no further survey work has been recommended. Protected trees lie within the vicinity of the property’s North-western curtilage boundary however analysis shows that the trees in question would not be impacted upon from the proposed development. No other ecological constraints were identified in relation to the proposal.


	Other Matters:

Planning consent was granted for the construction of a ménage and stables as part of the approval of application 3/2019/1068. A subsequent Non-material planning application (3/2020/0270) was submitted which sought to amend the orientation of the approved stable block and for the incorporation of an adjacent muck heap. Notwithstanding this, analysis showed the reorientated stable block to fall outside of the approved red edge with respect to application 3/2019/1068 (for which no provisions are made under a non-material amendment application) therefore the proposed changes to the original consent were deemed to be material and the non-material amendment in question was refused. 

Case officer site visit photos from August 2023 in support of the current application show the presence of a timber cladded building sited in a similar position to the reorientated stable block proposed as part of refused non-material amendment application 3/2020/0270 (the building in question straddles the application property’s approved domestic curtilage area and adjoining land in the applicants ownership). Notwithstanding this, no reference has been made to the building in question in the current planning application and no additional applications to regularise this structure have been submitted to the LPA following the refusal of the aforementioned non-material amendment application. Furthermore, the building in question appears to have not been constructed in accordance with the plans approved under application 3/2019/1068. As such, retention of the unauthorised building would require regularisation by way of a full planning application.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed annex accommodation, external store and side extension by virtue of their collective scale, bulk, massing, siting and design would read as a series of unsympathetic and over dominant additions to the host property and its curtilage, with the cumulative visual impact of the proposed development and existing structures within and around the property’s curtilage amounting to an overly domestic and urbanising of the application site that would be harmful to the character and appearance of the area.

Moreover, Paragraph 134 of the National Planning Policy Framework states:

‘Development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design’.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


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

	01:
	The proposed annex accommodation, external store and side extension by virtue of their collective scale, bulk, massing, siting and design would read as a series of unsympathetic and over dominant additions to the host property and its curtilage, with the cumulative visual impact of the proposed development and existing structures within and around the property’s curtilage amounting to overly domestic and urbanising of the application site that would be harmful to the character and appearance of the area. The proposed development would therefore fail to satisfy the requirements of Paragraph 130 of the NPPF and Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.
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