
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2006/0676/P

	Development Proposed:
	Two storey rear extension alterations at The Old Farm, Norcross Wood, Hothersall Lane, Hothersall

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	One letter of objection has been received which raises the following points.

1.

  The property has been renovated and extended as recently as three years ago and therefore questions are raised over the size of the extensions which might the property appear out of place.

2.   Question drainage.

3.   The Dormers will look out of place.  

4.   A bedroom window in the side elevation would impact on neighbouring properties.  It will face into a side kitchen and into the centre of the communal yard diagonally across from the barn opposite and look out onto the bridleway crossing through the yard. 



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, H10 and SPG – over dominant extensions to the detriment of visual amenity.



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

	Consent is sought for a number of works to the rear of a detached farmhouse within the open countryside.  It is proposed to form a garden room extension at ground floor measuring approximately 7.9m x 4.4.m x 2.5m to eaves with the roof then continuing from the eaves of the farmhouse in a catslide type profile.  Into this would be inserted three piked dormers with construction materials being stonework to ground floor and slate to roof and dormitory.  Next an existing window at first floor will be replaced by French doors with black steel balustrade provided.  The final part is the provision of a new first floor bedroom window in the gable of the property.

The farmhouse has been extended previously by way of a two storey side extension and conservatory which went just beyond the indicative size limit as expressed within the SPG.  With regard to the work proposed here, I am of the opinion that they would appear unduly prominent on this building.  Use of the catslide profile is more traditionally found on agricultural buildings and whilst there are some barn conversions in the overall complex or buildings this is the original farmhouse and that tradition and form should be respected.  The insertion of dormer windows adds further complexity and massing to the works which mask the form and shape of the original dwelling.  In this instance I do not consider there is a good visual relationship between the original dwelling and subsequent additions – moreover the extensions already built combined with those proposed here would subsume that which was original.  With regard to potential impact on neighbouring amenity, I do not consider the works would significantly affect surrounding properties and on the basis of this recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














