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	Development Description:
	Proposed construction of two-storey building with garage at ground floor and accommodation above. 

	Site Address/Location:
	Key Hills Martin Top Lane Rimington BB7 4EG.

		

	CONSULTATIONS: 
	Parish/Town Council

	Rimington and Middop Parish Council object on the following grounds
· Height is greatly excessive for a garage. 
· New building being on roadside could comprise sight lines.
· Concerns over use of additional accommodation and available parking space. 
· Previous application called for inward opening gates, which have not been implemented and could be affected by the proposed garage. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received in regard to flooding at the site. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	
Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:
3/2021/0355 -
Discharge of conditions 4 (Boundary walls, gates and fencing) and 5 (Landscaping) 14 and 15 (Materials) for planning application 3/2017/1225. (approved with conditions)

3/2018/0920 -
Discharge of conditions 3 (materials), 8 (bat and bird boxes) and 14 (access) from planning permission 3/2017/1225 (approved with conditions). 
3/2017/1225 - 
Demolition of existing dwelling and erection of replacement two-storey dwelling. (approved with conditions). 
3/2017/0735 – 
Proposed two storey extension to front of existing dwelling including juliet balcony.  Alterations to existing fenestration and roof.  Remodelling including pitched roof to new rear porch. (refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey dwelling known as Key Hills on Martin Top Lane, Rimington. The existing dwelling occupies an isolated position in the open countryside, more than 100m from the nearest residential property to the north at Martin Top Farm. The application property is a new, replacement dwelling that was approved in 2017. 


	Proposed Development for which consent is sought:

Consent is sought of the erection of a two-storey detached building within the curtilage of Key Hills. The proposed building would consist of a garage to the ground floor and living accommodation to the first floor. The building would comprise of stone elevations, anthracite grey windows and doors with stone roof all to match the existing dwelling. 


	Principle of Development:

The application relates to the construction of a detached outbuilding to be used for incidental purposes (garage) at ground floor with ancillary accommodation above within the residential curtilage of a dwellinghouse. The proposal is therefore considered acceptable in principle, subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The application property occupies a relatively isolated location more than 100m from the nearest neighbouring residential property. Therefore, it is not considered there would be any adverse impact in respect of loss of light or overbearing impact. 


	Visual Amenity/External Appearance:

Policy DMG1 states that 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. 
· 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, including impact on landscape character, as well as the effects of development on existing amenities.

Furthermore, Policy DMH5 states that the extension of properties to provide additional accommodation should only provide a modest level of accommodation that is capable of integration into the main dwellinghouse should circumstances change. 

The proposed development would be sited to the Eastern extents of the site which adjoins Martin Top Lane. As a result, the proposed development would host a readily visible position from within the public realm. The proposed garage structure would be sited forward of the principal building line of the main dwelling house. In addition, the proposal would comprise an eaves and ridge height similar to that of the primary dwellinghouse, measuring 6.46m to the ridge. In this context, when read in conjunction with the host dwelling, the proposed building would not appear as a subservient or small-scale addition to the site.

The proposed building would comprise a footprint of approximately 8m by 7.8m with an internal footprint of 7.2m by 6.7m. The size of the internal layout would allow for parking for two vehicles but given the size and positioning of the proposed garage door the accessibility for two vehicles would be compromised. Given the proposed garage would likely only be suitable for one vehicle, the overall footprint is considered excessive. 

The proposed building comprises a total of 17 panes of glazing, this is broken down into 4 standard sized openings, once circular opening and a cluster of panels creating a large, glazed feature on the Western elevation. Whilst the glazing on the Western elevation mimics the glazing found on the application dwelling, the overall amount and fenestration of the glazing allows for the garage to be read as an overly domestic structure. Whilst the more significant amount of glazing is on the rear elevation of the garage, it would still be partially visible from a number of public vantage points, most significantly from Wytha Lane.  The proposal also comprises an external staircase, which based on the floor plans provided appears to serve a door providing access to the first floor. This structure is readily visible and would domesticate the appearance of the extension further and increase its overall bulk and massing. 

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, paired with its prominent position forward of the principal building line. 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 DMG1 and DMH5 of the Ribble Valley Core Strategy. 


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal. The Highway Development Control Section does not have any objection in principle regarding the proposed development at the above location, subject to conditions in relation to the use of the building and construction of parking spaces being applied to any formal planning approval. 


	Landscape/Ecology:

No ecological constraints identified related to the proposal. 


	Other Matters: 

It is recognised that Rimington and Middop Parish Council raised concerns in respect of the proposed use of the living accommodation and the potential need for additional parking should the intended use be for holiday let accommodation. Should this application have been approved, a condition would have been imposed restricting the use of the building to a use solely incidental and ancillary to the main dwellinghouse. 

In respect of the Parish Councils comments regarding the gated access. A discharge of conditions application (3/2021/0355) was approved which showed the proposed gates to be sliding and not internally opening. It is not considered that the proposed garage structure would affect the use of the approved gates. There would be no justification for refusal on these grounds. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed two-storey outbuilding, by virtue of its 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 that 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 DMG1 and DMH5 of the Ribble Valley Core Strategy (2008-2028) in as much that the two-storey detached outbuilding with external staircase would result in the introduction of an over dominant and unsympathetic form of development that would fail to harmonise with the open and rural character of the surrounding area by virtue of its overall scale, domestic design and prominent siting.
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