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	29/11/23
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing single-storey extension to side, and replacement with larger, single-storey extension to side. Construction of single storey mono pitched external store. Resubmission of 3/2023/0500.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Newsholme and Paythorne Parish Meeting:
	Consulted 28/11/23 – 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:

3/2023/0500:
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. (Refused)

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 lean-to extension

· Construction of single storey mono pitched external store

The proposal is a resubmission of previous application 3/2023/0500 whereby a similar development was proposed which also included a detached annex component. This application was ultimately refused on the grounds of cumulative visual impact. 

The current proposal has been amended from the previously refused scheme with the previously proposed annex component omitted. Reductions have also been made to the footprint of the proposed single storey side extension and external store.


	Impact Upon Residential Amenity:

The proposed single storey extension and store building would be sited at a sufficient distance from the nearest residential receptor of The Hawthorns which lies to the South-east of the application property. Accordingly, it is not considered that the proposed development would have any undue impacts upon neighbouring amenity.
 

	Visual Amenity/External Appearance/Heritage:

Paragraph 135 (c) 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.’

In this instance, the single storey side extension proposed would be sited on the footprint of the existing extension to be demolished and whilst the replacement extension would comprise a slightly larger footprint, its Southern and Northern side elevations would both be set back from the front and rear elevations of the host property respectively. In addition, the outwards projection of the proposed side extension would be modest and with its height being equal to the height of the existing extension in place. Furthermore, the extension would be detailed in render and slate which would reflect the vernacular of the host dwelling. As such, the single storey extension proposed would read as a subservient and congruous addition to the application property. 

The proposed external store would comprise a slightly larger footprint than the extension proposed however the store would be a modestly sized structure in terms of its height. The original conception of the current scheme proposed a footprint of 60m2 for the store however following negotiation the footprint of the store has since been reduced to 40m2. In total, this represents a total reduction of 44m2 (over 50%) from the footprint of the store proposed under the previously refused scheme. 

In addition, amendments have been made to the roof pitch height and design of the store with the roof profile of the store now comprising a simple lean-to design (a pitched roof design was originally proposed under the current application) and with the height of the store reduced by almost 1 metre from the previously refused scheme. Furthermore, the materiality of the store has been amended to incorporate a mixture of cladding and blockwork which would reduce the bulk and massing of the structure. 

Moreover, shrub and tree planting is proposed directly adjacent to the East of the store which in turn would provide some screening for the structure. As such, the external store building proposed would read as a proportionate addition to the property’s curtilage with its visual impact being relatively low. 

A minor reconfiguration of the property’s domestic curtilage area would be necessary in order to accommodate the proposed external store. Policy DMH5 of the Core Strategy deems extensions of curtilage to be acceptable on the basis of the application property being within or close to a settlement and with the extended boundary following discernible features such as roads or other boundaries. The same policy also stipulates that extensions of curtilage should not result in visual harm to the surrounding landscape. In this instance, the application property lies within a settlement and the extension of curtilage proposed would amount to a small extension of the property’s domestic garden area with little discernible visual impact. 

Taking account of all of the above, it is not considered that the works proposed would be harmful to the character of the application property or visual amenities of the area. The proposal would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF and Policies DMG1 and DMH5 of the Core Strategy.


	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.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not unduly impact upon the amenity of any neighbouring residents and would sufficiently integrate with the application property and site without harming the visual amenities of the immediate area or wider landscape.

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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