
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2006/0086/P

	Development Proposed:
	Removal of Existing Garages and Outbuilding and Proposed Two Storey Extensions to Existing Dwelling at Sunnymeade, Grindleton, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	Two objections have been received, one from the occupier of Fields House Farm, and one from The Rectory. The following points have been made:

· 
In many ways this is more than an extension but on my estimate a doubling of the footprint of the dwelling. As such very little of the existing building will be left on view,

· 
By bringing the front of the building to within three metres of the hedge to the churchyard at two storey height this will make a very big visual impact,

· 
At the moment the foul water drains from this dwelling overflow into the lane ditch below the house. With so many extra bedrooms and kitchens e.t.c. being added this will exacerbate the problem unless a much larger septic tank is to be fitted and not allowed to overflow into the laneside ditch, and

· 
The will be increased traffic on the narrow lane, which runs behind Grindleton School to Sunnymeade and on to Fields House Farm.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its design, scale and massing is considered unsympathetic to the existing dwelling, creating an extension that is out of keeping with the style and design of the existing building, and will result in the loss of dwellings original character. Contrary to Policies G1, ENV3 and H10 of the Ribble Valley Districtwide Local Plan and the adopted SPG "Extensions and Alterations to Dwellings".



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a detached dwelling outside the village boundary of Grindleton as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The site also lies on land designated as open countryside.

The applicant has applied to remove the existing garages and outbuildings and add various two storey extensions to the existing dwelling, in order to create a new dining room, a new garage, a new kitchen/breakfast room and a Video/TV room at ground floor level, and a further two bedrooms, an en-suite bathroom and gym at first floor level. The extensions also include a self-contained, two bedroom flat with access to the main house. The existing dwelling is rendered, although stone built, with a slate roof, and extensions already added to the original dwelling include a double garage and a small two-storey rear extension. The proposed extensions seek to remove the original outbuildings and the double garage in order to accommodate the new extensions.

The first main issue is with regards to the increased floor area of the extension in relation to the original dwelling. The Council’s SPG Guidance states that that as a guide, in areas of open countryside size controls are more strictly applied. Extensions, which lead to properties becoming significantly more prominent, will not be allowed. As such proposals in excess of a 33% increase in floor area are unlikely to succeed. Even though the proposal takes into account the demolition of the existing garage and outbuildings, the proposed extensions to the property will still increase the floor area of the existing dwelling by approx. 140%. This is considered to be unacceptable, bearing in mind the dwellings location on land designated as open countryside.

The second main issue is with regards to the design, massing and dominant form of the proposed extensions. The proposed two-storey elements of the application will effectively create an additional dwelling attached to the existing dwelling, as its floor area is larger in size. The existing dwelling, whilst not being of any specific architectural merit, has two distinct elevations. The first being that viewed from the garden that gives the feel of a dormer bungalow, and the second is that viewed from the existing outbuildings, which gives the feel of a more traditional house, not dissimilar to others found in the area. The proposed extensions and alterations to the existing dwelling seek to radically alter the existing design and scale of the building, and as such create an overbearing and unsympathetic extension that is out of character with the style of the original dwelling.

As such, the approval of this application would thus be detrimental to the visual amenities of the area. It is therefore recommended that this application be refused.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 01/03/2006





TELEPHONE CLLRS:  YES / NO


DATE:














