
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/EL

	Application No: 
	3/2005/0068/P

	Development Proposed:
	TWO STOREY EXTENSION AT GHYLLS HOUSE, KNOTTS LANE, TOSSIDE

	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H10 and SPG “Extensions and Alterations to Dwellings” – adverse impact on both visual and residential amenity.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The property is in a group of three detached dwellings situated loosely around an open, circular lawned area on a private track off Knotts Lane, Tosside.  This is outside of any settlement boundary in the AONB.  The two storey extension proposed would provide a kitchen and utility room at ground floor level with an en-suite bedroom at first floor level.  It has the maximum dimensions of 10.4m x 6m x 5m to the eaves and 6.7m to the pitch.  

The proposal would effectively create another wing to the house, projecting beyond the front building line into the open area to the north.  The floor area increase to the dwelling (when including the existing single storey side extension) exceeds 33%, which is over and above the guidance on floor area increases contained in the adopted SPG.  The scale and siting of the extension are such that it would detract from the character of the traditional farmhouse, and from the landscape character of the AONB.  Given that Policy ENV1 dictates that development should contribute to and enhance the AONB, this is clearly contrary to local plan policy.  The extension would intrude into the pleasant open lawned area at the front and thus severely reduce openness.  

In addition, I am also concerned about the detrimental overbearing effects which would result to the outlook of the two neighbouring dwellings to the west.  Planning permission was granted under planning reference 3/00/0443/P for a two storey granny flat in broadly the same location, however, this was considerably smaller and certainly more subservient to the main house.  

In summary, it is considered that the proposal is contrary to various plan policies aimed at protecting both visual and residential amenity and I therefore recommend accordingly.



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 31 January 2005





TELEPHONE CLLRS:  NO














