
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2004/0953/P

	Development Proposed:
	Refurbish part existing dwelling to include conversion of stable and disused kennels into living accommodation, construction of balcony, dormer and two storey extension to side at New Hall Cottage, Back Lane, Read.

	CONSULTATIONS: Parish/Town Council

	Parish  Council – Have no observation to make. 



	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 ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H9 - Extended Family Accommodation.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”

Interim SPG – “Housing”.

Policy 12 Emerging Lancashire Structure Plan



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3 and H18 of Districtwide Local Plan – over dominant and inappropriate extensions to the detriment of the character of building and visual amenity.

Policy H9, Interim SPG “Housing” and Policy 12 Emerging Lancashire Structure Plan – extension more akin to separate residential unit.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for a number of works to a detached property within open countryside.  The property has been extended on two separate occasions into an adjacent barn with now only a small kennels area remaining that is not in residential use.  The works can best be summarised as follows:

Balcony
The plans denote a balcony on the front elevation which will be accessed from a sitting room.  There are two piked dormers in situ with a lean-to slate roof immediately below them covering a ground floor lounge area.  This section was originally barn but converted under 7/7/7830 in 1973.  I am of the opinion that whilst it could be argued that the dormers are out of keeping on a conversion I do not believe that, to allow a balcony which would interrupt the simple original roofscape would be appropriate.  It would detract further from the origins from this part of the building and should be resisted.  

Dormer Window

The plans show a piked dormer inserted into the roofscape of what is now the kennels section of the building.  The window is set into the part of the building that is not true two storey and, thus, to achieve maximum usable floor space at first floor a window of this nature and not velux is proposed.  Policy H17 of the Plan concerns itself with design matters in conversions with the supporting text referring to specific aspects.  It acknowledges that the single most important external feature is the roof and that dormers are not usually found.  In this instance the scheme proposes a large dormer window which interrupts the roofspace and adds more clutter to this aspect of the building.  Again, it detracts from its origins and is to the detriment of visual amenity given it will be seen from public footpaths networks in the vicinity.  

Two Storey Extension

A two storey extension is shown to the eastern gable of the building adjoining the kennel section where there is presently a timber stable.  Approximate dimensions of the works are 5.5m x 6.9m x 6.7m in height constructed in stonework under a pitched roof.  A mock wagon door opening is shown to the front elevation with a number of openings detailed on the rear to both the new build section and previously converted section.  The extension would elongate the building and, given the fenestration detail, would add complexity to this once simple building.  The works would extend up to the site boundary and in considering this aspect I am mindful of the guidance within H16 of the Plan that says the building should be capable of conversion without need for extensive building or without the need for further extensions.  The proposed two storey extension and dormer window would suggest that the building is not large enough for the intended usage – the only way to obtain the floor space is through the addition of unsympathetic extensions which would be to the visual detriment of the area.  

Usage of Building

The application has been submitted because the applicant’s daughter, who lives in the upstairs section of the dwelling, (see 3/90/0008/P which gave consent for living accommodation in a former storage area) needs more bedrooms and living space given her partner and associated children wish to move in.  At the moment I am of the opinion that the present living arrangements whilst not strictly in accordance with the previous approval (no first floor link) could possibly be held to form a single residential unit.  However, these works propose a significant level of accommodation – three large bedrooms, laundry and bathroom at ground floor with study, gallery, dining room, kitchen and sitting room above.  The annex would become the larger of the two family sections and therefore goes way beyond the guidance of Policy H9, which talks about modest levels of accommodation.  In this instance I am of the opinion that approval would be tantamount to the creation of a separate dwelling unit in the open countryside which, irrespective of design, is contrary to Policy given the moratorium on housing.  

Therefore, having carefully considered all of the above, I am of the opinion that the external alterations to the building would be to the detriment of its character and that the actual principle of usage is questionable.  I must, for these reasons, recommend unfavourably. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 17 NOV 04





TELEPHONE CLLRS:  YES / NO
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