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	REFUSAL

		

	Development Description:
	Proposed two-storey detached building incorporating garage at ground floor and storage/garden room above. 

	Site Address/Location:
	Kemple Side, Clitheroe Road, Knowle Green, PR3 2YS

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to the imposition of conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received in support of the proposed development on the basis that the proposal would add to the immediate garden and adjoining area rather than detract from it.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DMH5:     Residential and Curtilage Extensions 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2012/0339: Proposed demolition of existing stone clad single storey extension to gable side of building and rebuild of same to current standards and to include a first-floor dormer (Approved) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached bungalow property situated to the northern side of Clitheroe Road. The site to which the application relates is located within the open countryside, approximately 3.5km to the east of the defined settlement area of Longridge and 3.3km to the west of Hurst Green. The surrounding area is predominantly rural in character, comprising of agricultural fields and small clusters of dwellings and farmsteads. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a proposed two-storey detached outbuilding, incorporating a single garage at ground floor and storage/garden room above. Having carried out a site visit at the application address, it was observed that the associated excavation and foundation works had already commenced on site. 

The proposed outbuilding would measure 5.4m by 9.2m and would feature a pitched roof form which would measure 3.1m to the eaves and 5.46m to the ridge. To the front elevation of the proposal, a garage door and 1no. first floor window would be installed, whilst to the rear elevation 1no. personnel door would be incorporated at first floor level, accessed via a set of external stairs. To the eastern facing side elevation of the building, 2no. windows and 1no. personnel door would be included at ground floor, along with 2no. dormer windows to serve the proposed storage/garden room. 

In regard to materiality, the proposed development would be constructed from solid concrete block to the western side elevation, facing the boundary of the site, whilst timber cladding would be featured to the remaining elevations, along with slate effect steel composite panel roof sheeting and light oak uPVC windows and doors. 


	Principle of Development:

The application relates to the construction of a detached outbuilding within the residential curtilage of a dwellinghouse. The proposal is therefore considered acceptable in principle, subject to an assessment of the material planning considerations. 

The application property is also situated within the Forest of Bowland Area of Outstanding Natural Beauty and therefore additional consideration will be given to the effects of the proposal on the visual character of the surrounding landscape. 


	Impact Upon Residential Amenity:

The proposed window openings to the front and eastern side elevation of the building would not have a direct interface with any nearby residential properties and would be adequately screened by the existing boundary treatment and vegetation. The additional openings would therefore provide views solely into the property’s curtilage and as such, no new opportunities for direct overlooking or loss of privacy are anticipated as a result of the works proposed. 

Given the proposed development would extend 9.2m along the common boundary with the adjacent property of Oaklea, the addition of the proposed outbuilding would more than likely lead to some degree of overshadowing. Despite this, desktop analysis indicates that any overshadowing would predominantly occur within the early hours of the day. In addition to this, the existing built structures featured towards the rear of Oaklea, in close proximity to the shared boundary, and the existing high boundary fencing would provide an adequate degree of visual screening and therefore it is not anticipated that the proposed development would result in any significant undue harm upon the amenity of any nearby residential properties.

	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to design and 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, style [and] consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings.’

The application site is also located with the Forest of Bowland Area of Outstanding Natural Beauty. With regard to development within the AONB, Key Statement EN2 states: 

‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

The host property comprises a bungalow design and whilst no elevational plan in relation to the main dwellinghouse has been submitted with this application, the planning history of the site indicates an eaves and ridge height of approximately 3m and 5.3m respectively. 

Whilst the proposed detached outbuilding would be sited towards the rear of the application property and would therefore be afforded limited visibility from within the adjacent public realm and surrounding AONB landscape, the proposal would comprise an eaves and ridge height similar to that of the primary dwellinghouse. Furthermore, the footprint of the proposed development is considered to be excessive in relation to its proposed use as a single garage, with the depth of the proposed building (9.2m) exceeding the standard dimensions of a single garage by over 3m. In this context the proposed building would not appear as a subservient or small-scale addition to the site.

In addition to this, the building would feature 2no. dormer windows to the eastern roof pitch which would align with the 2no. windows incorporated at ground floor. These openings, along with the incorporation of a central personnel door and ground floor windows directly below, together with a rear staircase and first floor doorway and first floor glazed window on the front elevation, would result in the design of the proposal being overtly domestic in appearance and more akin to a small residential property than a detached garage/storage outbuilding. In this context, the proposal would not be of a scale or design that is clearly subordinate to that of the parent building and would not be visually reflective of its secondary nature to that of the domestic functions of the host property. 

With the above in mind, it is considered that the proposed building would be an over dominant and unsympathetic addition to the property’s residential curtilage by virtue of its overall size, scale and domestic design. The proposal would therefore not appear subordinate to the primary dwellinghouse, nor would it read as a structure incidental to the residential use of the application property. As such, the proposal is considered to be an unacceptable addition to the application site and would therefore be in conflict with Policy EN2, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy. 


	Highways and Parking:

Lancashire County Council Highways have been consulted in regard to the proposed development and raised no objection to the proposal subject to the imposition of conditions. The proposed outbuilding is therefore considered to be acceptable in relation to highway safety and parking. 


	Landscape/Ecology:

An Arboricultural Impact Assessment has been submitted with the application, dated 3rd September 2023. The proposed development would be sited within close proximity to the mature trees located towards the rear of the site, with the footprint of the proposed building falling within the root protection areas of T2 and T3, whilst the development of the driveway entrance falls within the root protection area of T11 and G12. Excavation and foundation works have already commenced on site and as such, the root protection areas of these trees have been damaged and exposed in some places. In addition to this, the proposed development also poses a risk with the potential for soil compaction and contamination.

Despite this, if adequate precautions to protect the retained tress are implemented, then the development would not result in any long-term detrimental impact upon tree health or the contribution of trees to the character of the wider setting. If the proposal were to be recommended for approval, it would therefore be advised that the measures detailed within the submitted Tree Protect Plan be implemented in full to provide retained trees with the highest level of protection during the construction phase. This would be secured via a planning condition. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed two-storey outbuilding, by virtue of its size, scale and domestic design, would be an over dominant and unsympathetic addition to the application site that would read more as a detached dwellinghouse than a subservient outbuilding for a use incidental to the residential use of the application property. 

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


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

	01:
	The proposal is in conflict with policy EN2, DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy (2008-2028) in as much that the detached outbuilding would result in the introduction of an over dominant and unsympathetic form of development within the curtilage of the application property by virtue of its size, scale and domestic design and this new built form would be harmful to the character of the AONB. 
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