
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2010/0027/P

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

	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 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 its design is detrimental to visual amenities of streetscene AONB and Conservation Area.



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

	This is a resubmission of a scheme seeking consent for a rear extension to a mid terraced 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, pass through the village within 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 with the formation of a mansard roof with the insertion of roof lights.  The maximum height of the extension would be approximately 5.8m.  Whilst not readily apparent on the submitted plans, the works would result in the provision of an expanse of flat roof over the rear extension from the point of the apex of the mansard where it meets the rear building line of the existing dwelling to the ridge of the front elevation of the single storey aspect.  Other works shown include the repositioning of the rear alley access gateway, to velux on the front elevation, a minor lift of the ridge on the front elevation of the single storey aspect and a sun type to allow light into the internal stairway.  Construction materials are shown as random stone and slate.  

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 the Conservation Area 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 included general principles to be adopted for development within Conservation Area and makes reference to urban grain, scale and density, height, massing and appearance, materials and detailing.  2 Cowper Place is part of a traditionally constructed range of buildings running perpendicular to the main road; its front and rear elevations are prominent (a Leylandii tree obscures the view at the rear from the main road).  The Sawley Conservation Area appraisal (The Conservation Studio consultants 2006 adopted by the Borough Council following public consultation in April 2007) suggests the building, like the vast majority of others in the Conservation Area, to make neutral contribution to the Conservation Area.  Nonetheless, the range conforms to the architectural qualities noted in the appraisal, Sawley’s buildings are for the most part relatively simple and conservative, but are attractive because of the harmonity of the stone walls and doors, all built from local stone with boundary walls of the same material.  The older buildings within the Conservation Area are generally built from squared stone sets in even courses or of rubble more or less et in courses of even width.  Doors and windows have very plain lintels and sills made from single slabs of gritstone without decoration or moulding.  Note is made of paragraph 2.1 of the design and access statement that Cowper Place predates 1853 and was built in the 18th century along with the former Abbey Mill.  Secion 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires Local Planning Authorities 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 circumstances the presumption maybe overridden in favour of development which is desirable on the grounds of some of the public interest.  PPG15 paragraph 4.20 advises that the requirements of the Act will be met by development which leaves character and appearance unharmed.  

The scheme put forward under this resubmission of 3/2009/0880/P is an improvement from that refusal which offered a flat roof extension that was considered to appear bulky, thereby affecting the overall massing of this property.  The Council's design and conservation officer has been consulted on this scheme and concludes that the mansards roof form and detail now put forward is alien, incongruous and conspicuous in the wider street scene.  Furthermore, the remodelling of both front and rear elevations would both delete character and introduce spurious elements – eg horizontally emphasised windows.  Thus, the scheme is considered to have an adverse impact on the street scene and visual qualities of the Conservation Area and AONB in which it is set and should again be resisted.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 9 March 2010





TELEPHONE CLLRS:  YES / NO
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