
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2009/0880/P

	Development Proposed:
	Two storey rear extension at 2 Cowper Place, Sawley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Conservation Area Appraisal and Management Guidance



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, ENV16, H10, SPG “Extensions and Alterations to Dwellings” – extension by virtue of scale, design and massing detrimental to visual amenities of street scene, AONB and Conservation Area.



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

	Consent is sought for a rear extension to a mid terrace property which lies within the identified settlement limit of Sawley, its Conservation Area and the AONB.  The row of properties run at a right angle to the main road that passes through the village with the application property being the second unit as they run in a westerly direction.  The dwellings at Cowper Place are a mix of single storey and two storey with a property to the immediate west of this having a single storey flat roof rear extension.  

The application property has a single storey aspect and two storey section with enclosed rear yard area.  The plans submitted seek to extend the footprint of the single storey element into the yard area by approximately 2.5m (leaving a gap of approximately 900mm to the high level stone boundary wall to the back street) and then build above this to an overall height of 5.2m.  The works would result in the provision of an expanse of flat roof over the rear extension which in turn necessitate a minor lift of the ridge to the front elevation of the single storey aspect.  Other works shown include the repositioning of the rear alley access gateway, two velux at front elevation and a sun pipe to allow light into the internal stairway.  Construction materials will be random stone.

In assessing the appropriateness of the scheme I am mindful of the AONB and Conservation Area setting and guidance offered in both the saved policies of the Districtwide Local Plan and Sawley Conservation Area Appraisal and its Management Guidance.  

The SPG advises that there should be a good visual relationship between the original dwelling and subsequent extensions, that any extension should not dominate the original, extensions which are bulky and affect the overall mass of the dwelling to an extent where the extension is highly prominent should be avoided and that part of the character of Conservation Areas is a stock of relatively small cottages.  Furthermore the form and shape of the original dwelling should be reflected and respected in the extension.  The Conservation Area Management Guidance includes general principles to be adopted for all development within Conservation Areas and makes reference to urban grain, scale and density, height, massing and appearance, materials and detailing.  It is considered that the works proposed here would not respect or reflect the character of the Conservation Area in which the building is set.  The provision of a flat roof extension of these overall proportions would not respect the historic hierarchy of this row of terraced dwellings and would appear as a stark feature when viewed from the road.  Whilst it results in a marginal increase in height of the dwelling (the flat roof being just above the optimum ridge height of the existing single storey section of the dwelling) the extension of footprint and provision of flat roof would appear bulky thereby affecting the overall massing of this mid terraced unit when viewed in the context of the overall street scene.  This is considered to neither preserve nor enhance the visual amenities of the Conservation Area or AONB (Policies ENV1 and ENV16).  Thus, in detailed design terms I am of the opinion that the scheme does not accord with the provisions of Policy H10, SPG on Extensions and Alterations to Dwellings and the Detailed Conservation Area Management Guidance that accompanies the Conservation Area Appraisals undertaken by the Conservation Studio in 2005 and adopted by this Council on 3 April 2007 following public consultation. 

Turning to residential amenity I have considered the properties on either side of this one in the terraced row and do not consider that these would be significantly affected as a result of this scheme’s implementation.  

Therefore, having very carefully assessed the scheme I am of the opinion that the scheme should be resisted on design grounds given its adverse impact on the street scene and the visual qualities of the Conservation Area and AONB in which it is set. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 10 NOV 09





TELEPHONE CLLRS:  YES / NO
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