
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2008/0957/P

	Development Proposed:
	T
wo storey extension to existing domestic outbuilding to create annex accommodation at Hill Top Farm, Forty Acre Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	Policy H9 – The development does not constitute a modest level of accommodation.  Policies G1 and ENV2 – Detriment to the appearance and character of the existing building and the locality in general including the adjoining AONB.



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

	Hill Top Farm is located at the end of a long access drive off the northern side of Forty Acre Lane.  It is just outside the boundary of the AONB.  

The main house is a detached property that was formerly a farmhouse and barn.  It was altered and extended in the early 1960s and now has a rendered painted external finish with stone quoins and a blue slate roof.  Within the garden area are a number of domestic outbuildings, one of which is a two storey stone building close to the eastern side elevation of the house.  It is proposed to convert and extend this building to form annex accommodation.  

The agent states in the Design and Access Statement that the applicant is a widower and the main house is therefore too large for his needs.  The intention, therefore, is that the annex will provide more appropriate accommodation for the applicant, and his son and family will live in the main house.  The proposed accommodation in the annex comprises an open plan sitting/kitchen/dining area on the first floor with a bedroom, bathroom and utility area on the ground floor.

The existing outbuilding measures 5.7m x 5.1m and is approximately 5.1m high to the ridge.  It is constructed of coursed stone rubble with dressed stone heads, cills and jambs to the windows and doors with large stone quoins.  It is a two storey building with a blue slate roof.  As proposed to be extended the building would have external measurements of 5.7m x 9.5m and the roof height would be increased to 5.8m.  Matching external materials would be used.  The fenestration details include a mixture of traditional to match the existing building and more modern features that echo the present external appearance of the main house.  

Policy H9 of the Local Plan requires that annex accommodation should provide only a modest level of accommodation; and that it should be capable of integration into the main dwelling, or a use that is ancillary to the main dwelling, when circumstances change.  

With two floors of accommodation, each with approximate internal dimensions of 8.6m x 4.7m, it is not considered that the proposal provides only a modest level of accommodation.  It is also considered that the proposed relatively large extension to the existing outbuilding (which is simple in its form and design) would detract from the appearance of the building itself; its immediate setting, in that the annex would cease to be sufficiently subservient to the main dwelling; and also the locality in general, including the Area of Outstanding Natural Beauty which immediately adjoins the development to the east.  

For these reasons it is considered that the proposal is contrary to the requirements of Policy H9, G1 and ENV2 of the Local Plan.  It is therefore recommended accordingly, that planning permission be refused. 



	RECOMMENDATION: That permission be refused.
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