
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2010/0549P

	Development Proposed:
	Demolition of the existing garage and the proposed erection of a two storey extension (including balcony) to the side of the house at Brookside Cottage/The Old Café, Worston, Nr Clitheroe, BB7 1QA.

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Agency 

No comments received within the statutory consultation period.
Highway Engineer 

It is not my intention to recommend refusal of this application on highway safety grounds. However, there are a number of aspects of the proposal that raise direct highway safety concerns and I would be grateful if you would consider these when assessing the suitability of this scheme. 

The lane leading to Brookside Cottage from West Lane is privately maintained and serves four residential properties. At present, there is no off street parking provision for Brookside Cottage. The lane also forms part of a Public Right of Way (PROW), Footpath No.1. 

The proposed development would see the provision of a fourth bedroom. In similar circumstances off street parking provision for three vehicles would be required in order to minimise the potential for displaced vehicles being parked on the highway, to the detriment of highway safety. In view of the status of the access and the lack of any previous off street parking provision, I would not propose making such a recommendation in this case.

However, I am concerned that the additional parking associated with the development of the property will exacerbate existing parking patterns that result in vehicles having to reverse back onto West Lane due to the limited width available for manoeuvring and the number of existing vehicles parking in this vicinity. This is not specific to Brookside Cottage but involves parking to the adjacent properties of Brookside and Pendleside.

In addition, an increase in the number of parked vehicles and their associated manoeuvres to and from West Lane are potentially detrimental to the safe use and enjoyment of the PROW.



	Principal Planning Officer (Design and Conservation) 

Brookside Cottage and surrounding properties were identified as Buildings of Townscape Merit, making a positive contribution to the character and appearance of Worston Conservation Area, in the Worston Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council 3 April 2007). The Appraisal notes that this exercise ‘follows advice provided in English Heritage guidance on conservation area character appraisals, and within PPG15, both of which stress the importance of identifying and protecting such buildings’. The Appraisal map also identifies the land immediately to the south and east as being Significant Open Space; the adjoining lane is a public right of way and provides an Important View towards the open countryside and Pendle Hill. The Appraisal refers specifically to Brookside Cottage within the Character of Spaces within the Area:

‘Two lesser lanes, vehicular cul de sacs, lead south and north from the main street. The southward lane, which is metalled, leads to a pedestrian footbridge over Worston Brook. Beside this lane, Brookside Cottage (The Old Café) is dated 1903 although a building is indicated in this position on the 1844 OS map.’

The slight inbalance of openings within the front elevation would appear to provide further evidence that the frontage of this building is a turn of the C20 remodelling of an earlier structure. This frontage is very pleasing and most historic features are retained (this and the adjoining property, which retains its early C19 sash windows, appear to be candidates for Article 4 Direction; note that the submitted survey plan misrepresents the form of the ground floor left side window). The distinct and pleasing stepping down of roof ridge heights with the incline from the main road is noted.

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places the duty on local planning authorities in the exercise of planning functions to pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area. PPS5 (March 2010), Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated heritage asset, the greater the presumption in favour of its conservation should be’. Similarly, the ‘saved’ Ribble Valley Districtwide Local Plan Policy ENV16 states in the explanatory text that ‘The main elements of Council policy are retention and enhancement’. The policy itself states that ‘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’. The Conservation Studio’s Conservation Area Management Guidance also notes that ‘There is a general presumption in favour of retaining all Buildings of Townscape Merit…The Council will also consider very carefully all applications to alter or extend such buildings’.

PPS5, Policy HE7.1 states “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal…”.  PPS5, Policy HE7.2 states  “in considering the impact of a proposal on any heritage asset, local planning authorities should take into account the particular nature of the significance of the heritage asset and the value that it holds for this and future generations.  This understanding should be used by the local planning authority to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal’. Fortunately, the Appraisal is comprehensive in this regard; the application submission does not include the heritage statement and analysis of significance demanded by Policy HE6 of PPS5 (this would suggest that the design has not been informed by consideration of the significance of the designated heritage asset).

The Heritage Environment Planning Practice Guide, which accompanies PPS5, is a material consideration (HEPPG, paragraph 2). At paragraph 178, Addition and Alteration, is stated ‘it would not normally be acceptable for new work to dominate the original asset or its setting in either scale, material or as a result of its siting. Assessment of an asset’s significance and its relationship to its setting will usually suggest the forms of extension that might be appropriate’.

PPS5, Policy HE9.4 states “where a proposal has a harmful impact upon the significance of the designated heritage asset, that is less than substantial harm, in all cases local planning authorities should:

(1) 
weigh the public benefit of the proposal..against the harm;

(2)
recognise that the greater the harm to the significance of the heritage asset, the greater the justification will be needed for any loss”.

The Worston Conservation Area Management Guidance provides Key Design Principles which include the expectation for new development to:

(i) Maintain the historic pattern of development by respecting the historic grain associated with historic plots and the historic morphology of development in the immediate area;

(ii) Complement the human scale, height and massing of historic development in the immediate streetscape and the wider conservation area;

(iii) Respect the historic hierarchy of development and detailing between principal and secondary street frontages and within plots between frontage and rear elevations.

In my opinion, the proposed extensions are harmful and do not preserve or conserve the conservation area’s character, appearance or significance. The ‘solid’ extension’s width, height and lack of set-back dominates the well proportioned cottage façade and breaks up the pleasing descent of roof heights from the main road. The two storey open porch is exotic and is neither sympathetic with or complimentary to vernacular or more polite building forms within the conservation area. The dormer windows and chimney will be seen from the main road and are not part of the vernacular.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control.

Policy H10 – Residential Extensions.

Policy ENV16 - Development Within Conservation Areas.

SPG – “Extensions and Alterations to Dwellings”

Worston Conservation Area Appraisal and Map

PPS5 – Planning for the Historic Environment

Planning (Listed Buildings and Conservation Areas) Act 1990

	POLICY REASONS FOR REFUSAL:

	Policies G1, H10 and ENV16 of the DWLP and the SPG "Extensions and Alterations to Dwellings" - unsympathetic and incongruous additions - harmful to the character, appearance, setting and significance of the Worston Conservation Area.

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

	The application relates to semi-detached cottage, located on a lane classed as a Public Footpath in the centre of Worston Conservation Area, which runs between Woodbine House and Robinsons Barn.  The village of Worston is designated a Conservation Area and the building to which this application relates is defined as a Building of Townscape Merit in the Worston Conservation Area Appraisal. 

The application seeks permission to demolish, rebuild and extend the existing single storey lounge extension (approved by Planning Application: 3/1986/0162) upwards and towards the rear wall of the property which would tie in to the single storey rear kitchen extension approved in 2006 (Planning Application: 3/2006/0720P) which projects from the rear of the original property by approximately 3.5m.  This would provide an extended lounge, utility room, W/C and sun room at ground floor and a master bedroom with an ensuite shower and bathroom at first floor.  The extension would be approximately 3.6m wide and extend along the gable of the property.  The roof would be set down from the main roof ridge by approximately 0.2m.  There is no set back proposed.  

Permission is also sought to erect a further two storey addition which would create a balcony area at first floor level.  The balcony area would project from the newly created gable by approximately 2.5m and would be supported on metal stanchions on stone plinths enclosed with a metal handrail with glass panel insets.  The roof would be timber framed with a slate covering.  

The final element of the proposal involves the creation of two piked dormers on the rear roof slope of the existing dwelling.  The dormers have approximate dimensions of 1.6m x 1.3m x 1.5m and would have materials comprising of slate tiles to the roofs with lead aprons to the sides.  These will create a window in the existing bathroom, which is currently supplied by light through a roof light, and also a window in an existing bedroom that currently receives light from a window in the gable of the property.  This window will be blocked up to allow the creation of the master bedroom and ensuite in the proposed first floor addition previously mentioned.  In total, the extensions proposed along with the previously approved extensions will increase the floor area of the original property by 92%.  The increase in floor area from the existing property will increase the existing floor area by 37%.

The amenity of adjacent neighbours and those at the rear will not be affected by the proposals in terms of invasion of privacy and loss of sunlight/ daylight given that this is the last property on the lane and the extensions are on the side.  The dormer windows proposed in the rear of the original roof slope will not affect the amenity of neighbour considering the dormers will look on to the side wall of outbuildings belonging to The Willows on West Lane (the main thoroughfare in the village).

In terms of the visual amenities of the conservation area; the Appraisal refers specifically to Brookside Cottage within the section which describes the ‘Character of Spaces within the Area’.  The description states:

        ‘Two lesser lanes, vehicular cul de sacs, lead south and north from the main street. The southward lane, which is metalled, leads to a pedestrian footbridge over Worston Brook. Beside this lane, Brookside Cottage (The Old Café) is dated 1903 although a building is indicated in this position on the 1844 OS map.’

Considering the historic significance of this and surrounding buildings within the conservation area it is important that the proposals comply with Local and National planning policies.  In considering these, it is considered that the extensions proposed would harm the visual qualities of the host building due to the size, design and massing of the proposals.  The original property, designated a Building of Townscape Merit, would be dwarfed by the additions proposed as the original property, apart from the front façade, would be masked by these additions plus previous additions such as the rear kitchen extension, which was approved before the Council had adopted the Conservation Area Appraisal.  The demolition of the lounge extension and replacement with the proposed two storey extension alone would substantially alter the character of this property and its historic frontage, which retains most of its historic features.  This would thus be detrimental to the character and appearance of this property and that of the conservation area.  The further addition of the balcony proposed which would be on metal stanchions and covered with a slate roof would further dwarf the original property and introduce an alien feature within the streetscene that would further be detrimental to the character, appearance and significance of the conservation area.  Furthermore, the height of the proposals would break up the noticeable descent of roof heights from the main road.  Finally, the rear dormers proposed, seen from the main road through the village, would interrupt the plain unadorned roofscapes present in the vicinity thus this again would prove detrimental to the character and significance of Worston Conservation Area.

Whilst the Highway Engineer has raised concerns about the parking implications for this cul de sac as a result of a further bedroom being created, his concerns are not significant enough as to substantiate an objection on this ground.

Considering the comments from the statutory consultees, the Design and Conservation Officer and the matters discussed above, I recommend the application accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 11th August 2010 and 


18.08.2010























