
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2008/0163/P

	Development Proposed:
	First floor extension forming additional bedroom, en-suite and house bathroom.  The existing bathroom and WC to be removed to form new en-suite to bedroom at Waddington Old Mill, Mill Lane, Waddington 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	One letter has been received, which whilst not explicitly stating they object raises concerns over the need to ensure that the access track to the main road be kept clear whilst construction works are underway.



	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 20 – Lancashire’s Landscapes Joint Lancashire Structure Plan



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, H10, SPG –“Extensions and Alterations to Dwellings”, Policy 20 JLSP – Over large extensions to detriment of visual amenity.



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

	This application details works to the rear of a semi detached dwelling within the Area of Outstanding Natural Beauty.  Presently the rear roofscape of the property is that of a catslide, albeit with a number of velux inserted within both properties and indeed both have had rear modern conservatories erected.  These dwellings comprise an original farmhouse (this dwelling in part) with a shippon, stable and barn lying adjacent to an integral within which was converted in the 1980s.  For this reason I am making an assessment on the appropriateness of this scheme against the household SPG as opposed to the extensions to barn conversions policy of the Districtwide Local Plan as the exact historic status of the rear roofscape of this dwelling is unclear.  The scheme proposes to build up off the existing single storey catslide with the roofline being lower than that of the main ridge but running at 90o to it.  In an attempt to reduce the massing of the works two gables are shown to the rear which would, I believe, adversely affect the character of the building.  As indicated previously there is a complex history to this range of buildings, as some of the works already having taken place diminish the history of built form.

However, the prominent rear roofscape still gives an indication of the buildings origins.  When approaching down Mill Lane it is the dominant characteristic and the work shown here would significantly alter the massing and scale of that elevation to the point whereby the extension would significantly detract from the current building.  The works are overlarge for this property and thus, in the interest of visual amenity, I am of the opinion that they should be resisted.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 7 APRIL 08





TELEPHONE CLLRS:  YES / NO


DATE:














