
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2007/0217/P

	Development Proposed:
	construction of Conservatory to side and Rear of property at laycock farm, langho, blackburn, lancashire for mr & mrs A. Rogers

	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.



	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 SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	REF-13
 - The proposal by virtue of its design, is considered to be an unsympathetic extension to a traditional, stone built farmhouse, and inappropriate within the open countryside in which it is set, and is therefore contrary to Policies G1, ENV3 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings".  It would create an out-of-keeping extension to a traditional, stone built farmhouse, that would contributing to the loss of the original dwellings character and be of visual detriment to the area.
REF-21
 - The proposal if approved would set a dangerous precedent for the acceptance of other similar unsympathetic proposals destroying the character and appearance of other farm house dwellings which would be both contrary to policy and to the detriment of the visual amenities of the open countryside.



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

	The application relates to a farmhouse just outside settlement boundary of Langho within the open countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). Planning permission is sought for a single storey, ‘L-shaped’ conservatory to the side and rear elevations of the property, with an approximate floor area of 52.78 sq. m.

There are two main issues with this proposal, the size of the extension and its design. With regards to the size of the proposed conservatory extension, the Council’s SPG Guidance states that ‘In Conservation Areas and open countryside size controls will be more strictly applied. Extensions, which lead to properties becoming significantly more prominent, will not be allowed. For this reason development proposals in excess of a 33% increase in floor area (of the original dwelling) are unlikely to succeed’. The farmhouse has already had a two storey side extension added, which increased the floor area by 34%, and the proposed conservatory will increase the floor area of the property by an additional 29%, meaning that the original property will be increased in floor area by 63%. Whilst this is larger than recommended within the SPG, it also states that ‘Part of the character of these areas is the stock of relatively small cottages. The development of very large extensions in relation to small rural dwellings is more akin to the construction of a new dwelling, which would otherwise be resisted in the open countryside.’ As such, bearing in mind the large plot of land on which the dwelling resides, and that the proposed development is single storey, I do not consider the proposal to be over development.
With regards to the design of the proposed conservatory, the dwelling itself is a stone built, albeit partly rendered, traditional farmhouse. The rear of the property can be viewed quite clearly from the road leaving the roundabout of the A59 that leads into Langho, and as such any extension allowed on its rear elevation will be quite prominent. Permission was granted for a two-storey side extension in 2003, with the stipulation that it be constructed in materials to match the existing property. The conservatory proposed is of a standard, white uPVC, mock Victorian style, and its design and the materials proposed to be used are considered to be completely out-of-keeping with the traditional farmhouse, and would represent an unsympathetic and prominent extension that would be both visually detrimental to the farm house, and the open countryside in which it is set.

As such, and by virtue of the above points, the application is therefore considered to be contrary to Policies G1, ENV3 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings", and it is therefore recommended that this application be refused.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 22/03/2007





TELEPHONE CLLRS:  YES / NO


DATE:














