
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2010/0024/P

	Development Proposed:
	Single storey side extension (Re-submission) at The Cottage, Lower Lane, Longridge, Lancashire, PR3 3SL.



	CONSULTATIONS: Parish/Town Council

	Town Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Principle Planning Officer (Design and Conservation) – The Officer objects to the proposal, which he considers not to comply with PPG15 or ENV16 of the Local Plan. This is due to its impact on the character and appearance of the building itself (a Building of Townscape Merit) and also on the St Lawrence’s Church Conservation Area.



	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”. 

Longridge Conservation Area Appraisal (adopted April 2007).

Planning (Listed Buildings and Conservation Areas) Act 1990.

PPG15 - Planning and the Historic Environment.



	POLICY REASONS FOR REFUSAL:

	Contrary to PPG15 and Policies G1 and ENV16 of Local Plan as the proposed extension by virtue of its location, design, size and materials, would be harmful to the Building of Townscape Merit, and also on the character, appearance and setting of St Lawrence’s Church Conservation Area.



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

	The application relates to a large detached dwelling within the settlement of Longridge, and within the St Lawrence’s Church Conservation Area as defined by the Ribble Valley Districtwide Local Plan. It is one of five such houses, all now designated as Buildings of Townscape Interest in the St Lawrence’s Church Conservation Area Appraisal, which the 1886-94 OS map shows formed a small hamlet on Lower Lane. Planning permission is sought to add a single storey side extension to the southwest facing elevation of the property. The extension proposed will create a larger lounge area for the property.

The main concerns in respect of this proposal are the impact on the character of the Building of Townscape Merit and on the setting and appearance of the Conservation Area by virtue of its approval. In assessing this, I will refer to the comments from the Principle Planning Officer (Design and Conservation), who notes the following; Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires Local Planning Authority’s to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas in the exercise of planning functions. PPG15 paragraph 4.19 states that ‘if any proposed development would conflict with that objective, there will be a strong presumption against the grant of planning permission, though in exceptional cases the presumption may be overridden in favour of development which is desirable on the ground of some other public interest’. PPG15 paragraph 4.20 advises that the requirements of the Act will be met by development that leaves character and appearance unharmed.

Therefore, in his opinion, the prominent lean-to extension does not sit comfortably with the symmetry and verticality of either the north-west (roadside) or southeast elevations of the ‘politely’ designed Victorian Villa, and appears more like a ‘bookend’. He does note that the existing, smaller and simpler, detailed historic lean-to at the northeast elevation is carefully hidden behind historic walling. In addition, he also notes that the proposed fenestration of the new build in uPVC is harmful and compounds the existing situation. Indeed, the replacement of existing uPVC windows with painted timber windows would be welcomed as a potential Conservation Area enhancement. He also suggests that the extension should be seen in the context of proposed further discordance resulting from prominent and incongruous roof lights and a transparent door opening, however it must noted that the roof lights could be inserted under existing Permitted Development rights.

Policy ENV16 states, “Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials”. On this basis, and in taking account the views outlined above, the proposed extension by virtue of its location, design, size and materials, is considered to be unsympathetic and incongruous addition, out of keeping with the style of the original dwelling, that will neither preserve or enhance the character or appearance of the building, which has been designated a Building of Townscape Merit within the recent Longridge Conservation Area Appraisal (adopted April 2007), and is therefore considered contrary to PPG15 and Policy ENV16 of the Ribble Valley Districtwide Local Plan.

As such, bearing mind the above, it is therefore recommended that this application be refused.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: Various





TELEPHONE CLLRS:  YES / NO


DATE:














