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	BT
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Erection of single-storey extension to rear and regularisation of unauthorised extension of domestic curtilage.

	Site Address/Location:
	Kiln Barn, Kiln Lane, Paythorne, BB7 4JD.

		

	CONSULTATIONS: 
	Parish/Town Council

	Newsholme and Paythorne Parish Meeting:
	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0366:
Erection of lean-to conservatory to rear (Withdrawn)

3/2016/1172:
Prior notification of change of use of agricultural building to dwelling (Part B only) (Refused) 

3/2016/0880:
Prior notification of proposed change of use from barn to dwelling house and associated operational development (Part B) (Refused) 

3/2016/0453:
Change of use of agricultural barn and agricultural land to residential dwelling and curtilage, including proposed extension and detached garage (Refused) 

3/2015/0784:
Prior notification of proposed change of use from barn to dwelling house and associated operational development (Deemed Consent)

3/2015/0499:
Prior notification of proposed change of use of agricultural building to a dwellinghouse and for associated operational development (Refused) 

3/2002/0047:
Change of use to one dwelling and erection of garage (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached barn converted property in Paythorne. Access to the application site is from Kiln Lane with the application site located on the Eastern side of Kiln Lane approximately 300 metres North of Paythorne Bridge and the River Ribble. The application property comprises a rectangular footprint with random rubble elevations, a gabled stone flag roof and windows comprising stone surrounds. The land adjoining the North-western and North-eastern sides of the property comprises hardstanding with outbuildings sited on the North-eastern extent of hardstanding. The land enclosing the South-eastern and South-western sides of the property comprises a grassed area which currently appears to be in use as a garden area. An additional strip of land adjoins the South-eastern perimeter of the application site (use unknown) with buildings sited within the central area of this land. Residential properties lie to the North of the site on Kiln Lane with the surrounding area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of a rear single-storey extension and for the regularisation of an unauthorised extension of domestic curtilage.


	Principle of Development:

Policy DMH5 of the Ribble Valley Core Strategy states: 

‘Proposals for the extension of curtilage will be approved if: 

1. the site is within a settlement, or, 

2. the site is on the edge of a settlement providing: 

- the new curtilage boundary follows an easily identifiable feature such as a road, stream or hedgerow, or brings the boundary into line with existing adjacent properties. 

- the extension will not cause visual harm to the landscape. 

- the extension improves the visual quality of the site. 

Proposals to extend a curtilage in other circumstances will not be approved other than where it will support the health of the local economy or for highway safety reasons.’ 

In this instance, the land subject to the unauthorised development is not located within any of the Borough’s defined settlement areas, nor is this land situated on the edge of any defined settlement. Additionally, no information has been provided in support of the application to demonstrate that the unauthorised extension of curtilage has been carried out in relation to the health of the local economy or for highway safety reasons. 

Accordingly, retention of the unauthorised extent of curtilage would fail to satisfy the requirements of Policy DMH5 of the Core Strategy and as such is considered to be unacceptable in principle.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, the proposed extension would be sited on the South-eastern elevation of the application property where it would be screened from the nearest residential receptors to the site which lie approximately 70 metres away to the North-west. 

Consequently, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1. 


	Visual Amenity/External Appearance:

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’.

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘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 proposed rear extension would comprise a modest footprint relative to the footprint of the application property, with the mono pitched roof profile of the extension set well below the eaves of the application property. In addition, the roof, elevations and window surrounds of the proposed extension would be detailed in stone which would be in keeping with the materiality of the host property.
The proposed extension would therefore read as a harmonious and subservient addition to the host dwelling. 

Notwithstanding the above, the proposed extension would be sited on land which has been subject to an unauthorised extension of domestic curtilage. Historic planning records show that deemed permission was granted for conversion of the original barn building to a dwellinghouse under application 3/2015/0784 on the basis that this application was ultimately not dealt with within the requisite time frame. The location plan and site plan submitted in support of application 3/2015/0784 denote a modest area of proposed curtilage roughly equal in size to the footprint of the barn building (approximately 90 m2) with this being denoted as a two bay parking / garden area adjoining the North-western elevation of the barn on the proposed site plan submitted under application 3/2015/0784. Historic aerial imagery, Google Street imagery and survey photographs from 2016 show the land encompassing Kiln Barn as originally comprising undeveloped agricultural land void of any built form and domestic features, with the land surrounding the barn building having a distinctly open and unspoilt character and forming part of the wider surrounding open countryside. 

In contrast, additional historic aerial imagery shows that the agricultural land which originally surrounded the barn has since been subject to significant unauthorised changes from 2018 onwards with the land in question having since been developed into a sizeable garden area which encompasses the South-western and South-eastern sides of the dwelling, and with the land to the North-western and North-eastern sides of the building now comprising a sizeable area of hardstanding. As previously conveyed, the North-eastern extents of the unauthorised hardstanding area accommodates a group of buildings and additional landscaping also appears to have been undertaken within the grassed garden area directly adjacent to the barn’s South-eastern corner. Furthermore, whilst sited outside of the red edge on the application’s location plan, additional built form has been added to the strip of land adjoining the South-eastern perimeter of the red edge on the submitted location plan and this appears to be linked with the unauthorised garden area adjoining the South-eastern side of the barn. A sizeable package treatment plant has also been added to the grassed area adjoining the South-western side of the barn and picket fencing is also visible on approach to the site from the North. In total, analysis shows that the unauthorised area of domestic curtilage proposed for retention occupies an area of approximately 1000m2. As such, the unauthorised works undertaken have resulted in a significant transformation to the site’s former agricultural character with these works having an urbanising impact upon the site’s open countryside setting which in turn is considered harmful to the visual amenities of the area.

Taking account of the above, the unauthorised development, by virtue of the resultant introduction of hard and soft landscaped areas, associated domestic paraphernalia, fencing, buildings, utilities infrastructure and overall extent of encroachment into the surrounding open countryside is not considered to constitute a sympathetic or proportionate form of development within the context of a rural site within the open countryside whereby the introduction of residential development, associated domestic paraphernalia and landscaped areas should be kept to a minimum and implemented in a sensitive manner. Retention of the unauthorised development would therefore be in conflict with the aims and objectives of Paragraph 135 (c) and Policies DMG1, DMG2 and DMH5 of the Core Strategy.


	Highways and Parking:

The proposal would not result in any change to the existing parking arrangement at the application site.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposed development. The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is subject to the de minimis exception.


	Observations/Consideration of Matters Raised/Conclusion:

Retention of the unauthorised extent of curtilage would fail to satisfy the requirements of Policy DMH5 of the Core Strategy and as such is considered to be unacceptable in principle. Furthermore, the unauthorised works undertaken have resulted in a significant transformation to the site’s former agricultural character with these works having an urbanising impact upon the site’s open countryside setting which in turn is considered harmful to the visual amenities of the area in conflict with Policies DMG1 and DMG2.

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 reasons:

	01:
	The land subject to the unauthorised development is not located within any of the Borough’s defined settlement areas, nor is this land situated on the edge of any defined settlement. Furthermore, no information has been provided in support of the application to demonstrate that the unauthorised extension of curtilage has been carried out in relation to the health of the local economy or for highway safety reasons. Accordingly, retention of the unauthorised extent of curtilage would fail to satisfy the requirements of Policy DMH5 of the Ribble Valley Core Strategy and as such is considered to be unacceptable in principle.

	02:
	The unauthorised development, by virtue of the resultant introduction of hard and soft landscaped areas, associated domestic paraphernalia, fencing, buildings, utilities infrastructure and overall extent of encroachment into the surrounding open countryside is not considered to constitute a sympathetic or proportionate form of development within the context of a rural site within the open countryside whereby the introduction of residential development, associated domestic paraphernalia and landscaped areas should be kept to a minimum and implemented in a sensitive manner. Retention of the unauthorised development would therefore be in conflict with the aims and objectives of Paragraph 135 (c) and Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




