
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/MN

	Application No: 
	3/2004/0678/P

	Development Proposed:
	CONSTRUCT AN EXTENSION TO PROVIDE A GRANNY ANNEX AT MICHAELMAS COTTAGE, OLD CLITHEROE ROAD, DUTTON

	CONSULTATIONS: Parish/Town Council

	Parish Council – Object to this application for the following reasons:

1.
This property was originally a wooden shack and it was a surprise when it was allowed to become a stone dwelling.  The proposed development would mean that it would be doubled in size from the original and Councillors do not think that this was in agreement with planning guidelines for extensions.

2.
This is a very quiet lane which has already been made busier with increased traffic to the Dutton Dog House.

3.
It looks a large development for a granny flat with two double bedrooms.  This suggests that in time two equal sized dwellings would be created or one big dwelling in the future.

4.
As this is in the Forest of Bowland Area where building is supposed to be very restricted, it would set a bad president.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Interim SPG on Housing

Policy 1 - Development in Rural Areas - Lancashire Structure Plan 1991 - 2006 "Greening the Red Rose County".

Policy 12 – Emerging Lancashire Structure Plan.



	POLICY REASONS FOR REFUSAL:

	Policies G1, H10, SPG on Extensions and Alterations to Dwellings, H9, Interim SPG Housing and Policy 12 – Emerging Lancashire Structure Plan - over-dominant extension akin to separate residential unit.

Policies ENV1 and Policy 1 – Lancashire Structure Plan – visual impact on the Area of Outstanding Natural Beauty.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application details the provision of a single storey extension to a single storey dwelling within the AONB.  The works will provide a two bedroomed granny annex which, in terms of size, represents roughly a 69% increase on the floorspace of the original dwelling.  Given the setting of the building, if assessing this extension against the SPG, it would exceed the indicative limit and in terms of H9, provides more than a modest level of accommodation – it almost replicating that of the existing house.  Therefore, in terms of the principle of the development, I am of the opinion that given the size of the proposal it would, in effect, be more akin to a separate unit rather than ancillary to the main dwelling.  In respect of the visual impact of the proposal, the existing dwelling is set in partial woodland which does negate views from the east.  I am mindful that there is the need to ensure any development conserves, contributes to and enhances the visual qualities of the area and to this effect the building would replace two existing timber sheds.  However, I consider that an extension of the size and design proposed would serve to detract from the existing dwelling and would thus be to the visual detriment of the area.  For these reasons I recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














