
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2009/0466/P

	Development Proposed:
	Erection of two storey rear extension and additional accommodation for dependant relatives at Dean Slack Head, Smalden Lane, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H9 - Extended Family Accommodation.

Policy SPG – “Extensions and Alterations to Dwellings”.



	POLICY REASONS FOR REFUSAL:

	G1, ENV1 – Detrimental to visual amenities of AONB.

H9 – Development does not constitute a modest level of accommodation.



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

	This application has two component parts namely a detached building to provide additional accommodation for dependant relatives and a rear extension to the farmhouse.  Consent has been granted previously under 3/2008/0111/P for the conversion of the attached barn to additional residential accommodation, first floor extension and erection of a double garage.  The site is accessed via a long single width track leading from Smalden Lane and is within the AONB.  The applicants are currently residing on site in a caravan until such time as those works associated with the approved application are carried out.  The works proposed in this application are as follows.

Two storey rear extension 
As stated the main building on site comprises the original farmhouse and attached barn.  The two storey extension would be to the rear of the farmhouse section of the building with approximate dimensions of 3.1m x 5.6m x 3.3m to eaves with the roof profile being that akin to a catslide to tie in with that of the barn.  Construction materials would be stone and slate with timber windows and the insertion of velux in the roofscape.  In assessing this aspect of the proposal, I am mindful of Policies G1, ENV1, H10 and the SPG on extensions and alterations to dwellings.  The works are not overlarge in comparison with the size of the dwelling nor would they dominate the original dwelling.  They are in-keeping with the style of the existing structure on site and whilst joining on to the projection from the barn and continuing those building lines, (thereby making the distinction between the two aspects not as easily discernable) I do not consider these works would prove significantly detrimental to the character of the building or the AONB.

Detached additional accommodation 

The plans denote the provision of a detached building set approximately 15m to the north west of the main structure on site.  The building would be one and a half storeys with approximate overall dimensions of 9.4m x 8.9m x 6.6m to the apex of its pitch and be constructed of stone and slate with timber windows.  It would have one bedroom and en-suite on the first floor with an open plan living/dining/kitchen/utility area on the ground floor with an integral single garage.  The building is not of a simple square footprint but has areas of setback and indeed setdown of part of the ridge line and eaves with extensive areas of glazing on the western elevation.  The design and access statement outlines that the double garage that already has consent (approximate dimensions of 6.4m x 7.4m x 4.8m in height) and is to be set in front of the building proposed here would be waived in lieu of this structure.  

In assessing this part of the proposal I am mindful of saved policies G1, G5, ENV1 and H9 of the Districtwide Local Plan.  Policy H9 of the Plan concerns itself with extended family accommodation and outlines that proposals should conform to Policy G1, be capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling-house when circumstances change and that an extension should generally speaking only provide a modest level of accommodation.  The supporting text outlines that this policy is a reflection of special circumstances that may apply which justify a temporary relaxation of planning controls and that the temporary nature of the additional accommodation should be respected in terms of size and layout of an extension so that it can be integrated into the main dwelling when necessary.  Of particular relevance to this application, is the statement that ‘in exceptional circumstances the use of a building which is separate from the main dwelling may be approved’.  Thus, whilst H9 does provide for the principle in exceptional circumstances of detached buildings to serve as extended family accommodation I consider it is appropriate to have regard to the remainder of that policy in respect of the need to ensure only a modest level of accommodation is provided, that the building is of a design that could be integrated with the main use of the house or as an ancillary use and that the general development control criteria of Policy G1 are not compromised.  In this respect, Policy G1 (a) states “development should be sympathetic to existing and proposed land uses in terms of size, intensity and nature” and G1 (e) “the density, layout and relationship between buildings is of major importance.  Particular emphasis will be placed on visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.” Regard should also be had to the isolated AONB setting of the building with ENV1 requiring developments to contribute to the conservation of the natural beauty of the area – “the protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal.”  

The structure proposed, whilst in materials to match those of the main house/barn, is not of a simple unfussy design akin to that which would typically have been found in outbuildings associated with farmstead development.  Whilst the scheme has been reduced in size by approximately 1/3 from that which was presented for pre-application advice, it is still a sizeable building with accommodation over two floors including integral garage.  In terms of its overall scale and massing, at a height of approximately 6.6m this is above the eaves of the main house/barn and in long range views it is considered that a structure of this size, whilst set back from the other built form, would not appear to be subservient.  Moreover, it would appear as a discordant feature against the traditional design of the house/barn (even once conversion works had taken place).  This is due to its more suburban bungalow design with a dominant roof profile set against a structure that has a roof that appears as a secondary feature to the expanse/height of the stone walling.  It is for these reasons that I consider the design is not sympathetic to its surroundings and thus it would not in visual terms have a satisfactory relationship with the other building on site.  Similarly, this relationship and different building styles would, it is considered, have an adverse impact on the visual qualities of the AONB in this location as the overall site is presently dominated by the simplistic form of the two storey traditional farmhouse/barn.  

The applicants design and access statement makes reference to outbuildings having previously been roughly in this location but they are not evident on site today.  The assessment on visual impact is made having regard to the current situation and whilst mindful of the history of the site, this does not alter my conclusions on the detrimental impact which a building such as this would have the AONB today.  The Local Planning Authority have also been asked verbally that consideration be given to personal circumstances ie the applicants business would undertake the works involved in the construction of the application building which would assist them in the current economic climate.  Again, whilst recognising these are not ideal times for businesses, I do not consider that this sufficiently outweighs the need to ensure that any development is sympathetic to the area and makes a positive contribution to the visual qualities of the AONB as expressed in the saved policies of the Districtwide Local Plan.

Therefore, having very carefully considered all the above factors I am of the opinion that the design put forward for the formation of a detached building to provide additional accommodation for dependant relatives is over larger and would prove detrimental to the visual amenities of the AONB.  It should thus be resisted.



	RECOMMENDATION: That permission be refused.
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