
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0069

	Development Proposed:
	Proposed extension of existing dwelling to provide Granny Flat accommodation above the existing garage at The Farmhouse, Dean Top, Whalley Road, Simonstone, BB12 7HN

	CONSULTATIONS: Parish/Town Council

	Simonstone Parish Council objects to the application, as the proposal is somewhat out of proportion with the existing building both on the front and rear elevations.  It would be preferred that the materials used on each elevation matched those of the existing building.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A, however, consulted verbally and no objection raised.

	CONSULTATIONS: Additional Representations

	Two letters have been received from neighbouring dwellings which raise the following issues:

· The windows of the first floor extension would overlook the kitchen of a property named The Barn;

· The proposal has an overbearing impact on the property known as North View;

· The North View property would lose some of its privacy;

· The lane to this group of properties can not support the construction traffic or the additional movements of another resident/ family;

· Mrs Mercer refuses to pay for substantial repair to the lane and over the past 18 years has reluctantly paid her share towards the minimum upkeep and maintenance of the lane which is shared by six properties;

· Mrs Mercer has between 6 and 10 dogs who are excitable and noisy when anyone approaches or if neighbours use their garden.  With more people living at the Farmhouse, there will be more comings and goings and the dogs will be noisier.

· Water pressure will be reduced to the six properties at Dean Top.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Development within Open Countryside

Policy ENV4 – Green Belt

Policy H9 – Extended Family Accommodation

Policy H10 – Residential Extensions

SPG – Extensions and Alterations to Dwellings

	RELEVANT PLANNING HISTORY:

	3/1992/0470/P – Two storey side extension – Approved but not implemented.

3/2008/0586/P – Two storey side extension to provide internal granny annexe – Refused.

	POLICY REASONS FOR REFUSAL:

	Policy G1, ENV3, H9, H10 and the SPG on Extensions and Alterations to Dwellings – size, massing and materials.

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

	The Farmhouse is the most southerly of a group of five properties at Dean Top, east of Simonstone within the Green Belt, which are served by an access lane off the southern side of the A671 Whalley Road.

Planning permission is sought to extend the length and height of the existing attached garage positioned on the northern elevation to create annexe accommodation.  The length of the garage would increase by approximately 3.5 metres.  The overall dimensions would be approximately 9.8m x 6.3m x 9.2m to the ridge.  This would be approximately 1.4m below the original roof ridge.  The extension would be rendered and the roof would be covered with slate.

The additional accommodation would create a new entrance lobby for the “apartment” along with a downstairs cloakroom and W.C at ground floor, presumably for the use by the main house, although this is far from clear as the plans submitted do not show a link through from the annexe to the main house at ground floor level.  The existing garage would remain as a garage/ store.  The proposed first floor would include a bedroom, a shower room and an open living area.  It is unclear whether the proposed living area would include a kitchen or dining area and the submitted plans do not show the layout of the existing property so it is unknown whether the accommodation proposed is ancillary to the main dwelling.  

The planning history for the site includes a planning application in 1992 which approved a first floor addition above the garage only.  This addition was subservient, appropriately set back from the front elevation with appropriately designed fenestration details which were in keeping with those of the main property.  This permission was not implemented and has subsequently expired.  The Council has no records for the garage extension (the subject of this application) so it is unknown how long this has been built.  There is also no planning history for the “semi-detached” dwellings referred to by the applicant and agent.

The main issues for consideration are visual amenity including the effect on the Green Belt, residential amenity and the impact on European Protected Species.

In terms of visual amenity, the proposed extension, by virtue of its size, design, fenestration detailing and materials would dominate the existing stone fronted property.  The existing rendered garage runs parallel with the rear of the property, however it is set back from the front elevation of the dwelling by approximately 3.9 metres.  The extension proposed has been set down from the ridge of the main property by approximately 1.4m, however, it is only set back from the front elevation by 600mm.  I consider this to be insufficient; particularly as the existing garage and subsequent extension to that garage is almost the same width as the original property, minus 900mm.  The minimal set back of the ground and first floor extensions would dominate the original dwelling by increasing the frontage of the property somewhere in the region of 87%.  The extension would be made even more prominent by the proposed render finish which would appear to conflict with the front and rear stone elevations.  A large rendered extension, as proposed would almost dwarf the original dwelling by appearing as a dominant addition to the property and thus the proposal submitted does not comply with the requirements of the Council’s SPG on extensions to dwellings which clearly requires extensions to be subservient.  The proposals would, I consider, be detrimental to both the character of the property and the visual qualities of the property set within open countryside and Green Belt.  Furthermore, this group of dwellings are clearly seen from the A671 Whalley Road where this property is particularly visible given its somewhat isolated position within the group.  

As well as the size, massing and materials conflicting with the requirements of the Council’s SPG on extensions and alterations to dwellings, it is the fenestration details proposed which further justifies the proposed refusal of this application.  The number, size, and position of the window openings do not reflect the detailed openings on the original dwelling and they appear to completely alter the appearance of the property. They are not set down from eaves level and their size and orientation differ from the original openings on the dwelling.  The proposed central door also gives the appearance of a separate residential unit which does not comply with the residential extensions policy (H10), the SPG, or the extended family accommodation policy (H9).

In considering the Green Belt designation, I do not consider that the proposal would detract from the openness of the Green Belt given the position of the dwelling within the group.

With regards residential amenity, due to the separation distances of approximately 23 metres and 27 metres between the extension and the neighbouring properties, The Barn and North View, respectively, I do not consider that a refusal concerning detrimental effects on neighbouring properties would be sustainable.  I note the concerns regarding the maintenance of the access lane and the drop in water pressure, however, these are civil issues which are not dealt with or enforced by the Local Planning Authority.

Finally, a Bat Survey has been submitted which concludes that the proposals would, if approved, be unlikely to cause disturbance to bats or result in the loss of any bats.

In considering all of the above, I thus recommend that the application be refused in the interests of visual amenity. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 03 March & 29 March 2011




















