
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2010/0418/P

	Development Proposed:
	Removal of outbuildings and building of a two storey extension onto the side of the existing building.  Reinstate double height windows to front of existing building. Create drive from existing road access point.  This will require a change of use from agricultural to domestic for the access drive, at The Old School Room, Walker Fold, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No objections provided that neighbours have been consulted and have no objections but expressed concerns about the access onto Chipping Road.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Expressed no objections on highway safety grounds and made the following comments:

· The existing access arrangements to The Old School Room are not ideal, requiring careful negotiation and offering limited visibility when emerging onto the highway.

· The proposed change in location for the access will provide for improved sightlines in both directions and will utilise an existing field gate.  However, it was not made clear from the application that the loss of this field gate would not have an adverse impact on the management of the adjacent land.  I would be grateful if the applicant would confirm that there are other means of access for this field to allow its continued agricultural use.

· The existing access should be physically and permanently closed to vehicular traffic and the land reinstated as verge.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, H10 and SPG: Extensions and Alterations to Dwellings – over prominent and discordant feature to the detriment of the appearance of the property itself and the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty.  



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

	The application relates to a property that dates back to 1792 that was originally used as a Chapel and school room.  It was converted in 1968 into a dwelling.  The Chapel had originally predominantly comprised one open space that was divided internally to form a three bedroomed dwelling.  There are single storey additions to the rear (south) and west side of the main two storey buildings that comprise a study, storeroom, utility room and a garage.

The proposal involves the demolition of an existing front porch and the reinstatement of the original double height windows in the front elevation of the existing building.  There is no objection to these aspects of the proposal as they would return the building back towards its original character and appearance and this is seen to be an improvement on the existing situation.  

The proposal also involves the formation of a new vehicular access to the west of the existing authorised residential curtilage.  In response to the concerns raised by the County Surveyor, the applicant confirmed that the proposed new access would still allow access into the adjoining field and that a gate had already been put in place for that purpose.  As Case Officer, I have seen the new gate in place.  In view of the highway safety benefits, the small increase in the size of the residential curtilage is considered to be acceptable in this particular case.  There are therefore no objections to this element of the application.

The main element of the application relates to the demolition of the existing single storey additions at the west side/rear of the building and their replacement by a two storey extension.

The existing additions project approximately 7.8m to the rear of the existing building and approximately 5.7m beyond its western side elevation.  They have a mixture of dual slope and single slope roofs with a variety of angles of pitch.  The highest part of these additions is approximately 4.7m (ie below the eaves of the main two storey part of the building).  

The proposed replacement extension would all be two storeys high.  It would effectively comprise two sections, each having pitched roofs with gable elevations facing west.  The maximum height would be approximately 7.3m, which is the same as the ridge height of the existing building.  The extension would project a maximum of approximately 13m to the rear of the existing two storey building and appropriately 8.5m beyond its western elevation.  This represents, respectively, increases of 5.2m and 2.8m over the same projections of the existing single storey additions.  

One of the applicant’s stated aims of the proposal is to create an energy efficient dwelling, and as a consequence of this, the main glazing in the extension is on the south (rear) and western side elevation.  This includes a variety of window types and sizes including round windows and “patio door” type windows.  

Policy H10 of the Ribble Valley Districtwide Local Plan requires proposals for extensions to dwellings to be considered on the basis of the scale, design and massing of the proposal in relation to the surrounding area.  In the Council’s adopted Supplementary Planning Guidance – Extensions and Alterations to Dwellings, the following points in relation to scale and size are considered relevant to the determination of this application:

· There should be a good visual relationship between the original dwelling and any subsequent additions (either existing or proposed).

· As a general rule, any extensions should not dominate the original house.  This is particularly important in relation to buildings of historic or architectural importance. 

· Avoid extensions which are bulky and affect the overall mass of the dwelling to an extent where the extension is highly prominent.  In general extensions should respect the proportions, form and detailing of the original dwelling.  

· The size of an extension is an important consideration.  Over large extensions can dominant the original dwelling.

At pre application stage, the applicant was advised that, whilst the Council welcomed the intention of restoring the existing building to its original character, we would prefer the existing building to remain the dominant feature, with any extension being subservient to it.  The Council advised that “the ideal situation from the point of view of respecting the appearance and character of the existing building would be for any extension to be no more than half the width of the existing building”.

The existing building is approximately 8m wide and 7.5m deep.  The overall width of the proposed extension is 11m and its projection beyond the side elevation is 8.5m.  This is not in accordance with the pre application advice given to the applicant in relation to the width of the extension.

Additionally, the overall length of the western side elevation (ie existing building plus the extension) would be 21m compared to the length of the existing two storey building of 7.5m.  This elevation is in the form of three gables (one existing and two new) with the new ones, due to their larger size and fenestration details, dominating the existing, in my opinion.  

Overall, I consider that, whilst the proposal has the benefit of restoring the existing building to its original character, this is negated by the fact that the existing building would actually appear as a minor and subservient element to the overall dwelling as proposed to be extended.   The extension would dominate, especially when viewed from the west, to the detriment of the appearance of the property itself.

By virtue of its size and design (including a predominance of glazing, of various shapes and sizes, in the main western elevation) I also consider that the proposal would result in a dwelling that would not reflect the appearance and character of other dwellings in the locality and that, as such, it would detract from the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty.  

For these reasons I conclude that the application should be refused.   



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 22 JULY 2010





TELEPHONE CLLRS:  YES / NO
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