Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0298

	Development Proposed:
	Proposed single storey extension to rear to form garden lounge at 11 The Old Stables, Mitton Road, Whalley.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No Objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	G1 – Development Control

ENV3 – Development in Open Countryside

H10 – Residential Extensions

H17 – Building Conversions – Design Matters

SPG – ‘Extensions and Alterations to Dwellings’

	POLICY REASONS FOR REFUSAL:

	G1, H10 ENV3 & H17 – Detrimental visual impact upon the traditional character of the property to the visual detriment of the Open Countryside.

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

	11 The Old Stables is a semi-detached residential property, which was once a detached stable block, converted as part of a larger conversion scheme at Brook House Farm in 2002 (3/2002/0832). The property is located down a long farm track off Mitton Road, north of the main settlement of Whalley. Of note is a separate application for an identical scheme to adjoining property No. 10 The Old Stables which is to be determined under application no. 3/2011/0304. The submitted plans (drawing no. 10/1943/03 & 4) show the full extent of the extension across No. 10 & 11 The Old Stables. This report will discuss the application at No. 11 The Old Stables only.

This application seeks permission for the removal of the wall, which lies on the common boundary between the applicant’s property and No. 10 The Old Stables and the erection of a single storey flat roofed extension to the rear (eastern elevation). The boundary wall is to be replaced at a height of 1.7m. The extension is to measure 6.4m x 3.9m x 2.8m in height with a flat roof. A chimney is proposed to the northern end of the extension.  Materials to be used in its construction are brickwork to the walls to match the existing property with a parapet wall to the flat roof with coping stones to the ridge. 

As there are no properties directly to the east or south of the property, any impact of the proposal upon the amenity of neighbouring residents will be minimal. 

The semi-detached property is located to the north-eastern end of the The Old Stables complex. As outlined above, the buildings at The Old Stables were all part of a conversion scheme of former barns and stables. Considering that the original conversion scheme sought to retain the simple vernacular nature of the existing building it is considered that any extension to the property, no matter how minor in nature, could potentially have a significant visual impact upon the character and appearance of this traditional farm building. The visual appearance of this residential complex as a whole is also considered of importance as well as the appearance of this area of designated Open Countryside by virtue of the fact that there is a public footpath along the whole length of the entrance to the site, which splits both eastwards and southwards around the complex.

In consideration that the extension is to a residential property due regard is placed upon the recommendations of Policy G1, H10 and the Councils SPG ‘Extensions and Alterations to Dwellings’. 

In terms of the visual impact of the extension Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’ and Policy H10 states that ‘proposals to extend or alter existing residential properties within the plan area will be considered on the basis of the scale, design and massing of the proposal in relation to the surrounding area’. In addition, the Councils SPG ‘Extensions and Alterations to Dwellings’ states that ‘there should be a good visual relationship between the original dwelling and any other subsequent additions……as a general rule any extension should not dominate the original house’. 

It is considered that the extension proposed is wholly inappropriate in terms of scale, design and massing. The extension due to its size and massing will dominate the property and as a result not respect the proportion form or detailing of the original dwelling, contrary to the Councils SPG ‘Extensions and Alterations. The extension will interrupt the simple vernacular style of the building, which as existing maintains the character and appearance of a traditional farm building. The Councils SPG in relation to Design states that ‘poorly designed extensions will appear as stark features which are out of keeping with the original house’. The flat roof design, the insertion of a prominent and wholly alien feature in the form of the proposed chimney, and that the window designs do not reflect the character of the property, further exacerbates the incongruous appearance of the extension when viewed against the original property from the public footpath to the east of the property. 

In addition, the fact that the semi-detached property as a whole is a conversion scheme of traditional farm building Policy H17 applies, which states that conversions should be carried out ‘without changing their character and by recognising [their] principal features; and that these are not new buildings, they are conversions of special buildings and this should be reflected in the final scheme’. It is recognised that the policy in the first instance is used to guide initial schemes of conversion but its design principles are of equal relevance to the submission of schemes after the initial conversion works have been carried out. It offers specific guidance on alterations and extensions to conversions and comments that ‘farm buildings are operational structures with a functional simplicity which is part of their appeal’. In respect of additions as proposed, the policy concludes that it is ‘important that farm buildings are preserved in their original form without alien urban additions or alterations’.

The principle is that even once occupied as a dwelling, the host building should not shed its history as a converted farm building.  Therefore it is considered by virtue of its design, scale and massing (as outlined above) the proposal will introduce complexity to the existing simplistic form of the building. The appearance of the extension will ‘jar’ against, and create visual imbalance to the eastern elevation of the property as viewed within the public realm which presently contributes to the character of this traditional, and simplistic vernacular building, which I am of the opinion, should be retained, as the building in its current form makes a positive contribution to the visual amenity of the The Old Stables estate as a whole. By introducing additional built form, which has no relationship with the historic use of this traditional building will dilute the simplistic character of the property as a traditional barn conversion and appear instead as a modern and domesticated property, undermining its simplistic form, thus losing its integrity and visual appearance as a traditional farm building contrary to Policy G1 and H17 of the Ribble Valley Districtwide Local Plan.  

It is also considered that if approved this would also set a dangerous precedent for the acceptance of similar schemes, which cumulatively would cause significant visual harm to the existing character and appearance of The Old Stables complex viewed as traditional and simplistic farm buildings.

I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 07/06/2011




















