
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	
3/2008/0301/P

	Development Proposed:
	Proposed first floor extension and small ground floor extension at Smithy Cottage, Settle Road, Bolton-By-Bowland, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Bolton By Bowland, Gisburn Forest & Sawley Parish Council – The Parish Council objects to the above application for the following reasons:

· We object to this as over development.



	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” – The proposal by virtue of its scale and massing, is considered unsympathetic to the cottage, and the Forest of Bowland Area of Outstanding Natural Beauty in which it is set.



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

	The application relates to a detached property within the open countryside outside the village settlement of Bolton By Bowland as defined by the Ribble Valley Districtwide Local Plan. Planning permission is sought for a first floor extension over the existing attached garage building and a small extension to the existing side porch to convert it into a study. This application is the consequence of pre-application discussions following two previous proposals at this property. A previous application for a similar first floor extension over the existing smithy was refused in February 2006.

With regards to the size of the proposed extensions, 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. 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. For this reason development proposals in excess of a 33% increase in floor area (of the original dwelling) are unlikely to succeed’.

Bearing this in mind, and that part of the existing dwelling is a barn conversion, the following information must be taken into account. The original cottage as seen on Planning Application Ref. 1980/1375, ‘Conversion of barn/cottage to form dwelling’, shows the original floor area of the cottage at approx. 99.24 sq. m. As such, taking into account the additional floor area included within the barn conversion and the existing garage on site, the floor area at present now measures at approx. 199.53 sq. m., which is an approximate 101% increase in the floor area of the original cottage. The proposed extensions in question, propose to add an additional 47.89 sq. m. to the existing floor area of the dwelling, which will mean a total increase in the floor area of the original cottage of approx. 145%. As such, the proposal would effectively triple the size of the original cottage, which is over and above the guidance on floor area increases contained in the adopted SPG, and is clearly against Policy.

In addition, whilst the current proposed scheme is certainly an improvement on the scheme that was refused in February 2006, Planning Ref. No. 3/2006/0003/P, it is still considered that due to the scale and nature of a first floor addition over an existing single storey building, the proposal will create an overbearing and unsympathetic extension that is out of character with the style of the original dwelling. In addition, it will give the impression of a row of terraced houses, and by virtue of this, will have a detrimental impact on the street scene and on 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 adopted SPG also advises that extensions should not dominate the original house and should respect the proportion, form and detailing of the original. This proposed extension also fails to fulfil these requirements.

As such the proposal, by virtue of its design, scale and massing, is considered unsympathetic to the cottage and former barn and the Forest of Bowland Area of Outstanding Natural Beauty in which it is set. It is therefore contrary to Policies G1, ENV1, and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings", and it is considered that the proposal would create an overlarge extension to an already extended dwelling, therefore detracting from the traditional character of the cottage. Approval would thus be detrimental to the visual amenities of the area.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 08/05/2008





TELEPHONE CLLRS:  YES / NO


DATE:














