
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0607/P

	Development Proposed:
	Proposed removal of the existing single storey extension and replacement with two-storey bedroom and kitchen at Woodbine Cottage, 10 Dilworth Bottoms, Longridge, PR3 2ZP.

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council has no objections to this proposal.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – no observations received.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Development within Open Countryside

Policy ENV7 – Species Protection

Policy H10 - Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

PPS5: Planning for the historic Environment

	POLICY REASONS FOR REFUSAL:

	Policy G1, ENV3, H10 and the Council’s SPG on Extensions and Alterations to Dwellings – prominent addition adversely affecting the visual amenities of the locality.

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

	Planning permission is sought to erect a two storey side extension at a property, formerly two cottages (no.9 and no.10), situated between Cowley Brook and the main access road in to Dilworth Bottoms, within land designated as Open Countryside within the adopted Local Plan.

A single storey extension, approved by the LPA in 1967 will be demolished to allow for the extension.  This extension is set back from the roadside elevation by approximately 1.4 metres.  The proposed extension would have approximate dimensions of 4.5m x 5.8m x 4.0m to eaves level and 5.1m to the ridge.  The extension would be set back from the roadside elevation by approximately 0.4m.

When determining the acceptability of the proposal, residential and visual amenities as well as highway safety are the main considerations.  I will discuss each one in turn. 

With regards residential amenity, no direct overlooking of neighbouring properties would occur due to this being a detached property and the nearest dwelling, The Smithy, being approximately 48 metres away.

In terms of visual amenity, the application site is located within open countryside, as defined by the Ribble Valley Districtwide Local Plan, adjacent to Public Bridleway No. 16, in the Parish of Longridge.  Policy G1, ENV3 and H10 of the Local Plan is therefore relevant as is the Council’s SPG on extensions and alterations to dwellings.  After recent investigation, it is apparent that the property in question may have some historical importance as it is present on the 1845 Ordinance Survey Map, therefore PPS5: Planning for the Historic Environment is also a consideration.

Prior to the submission of this application, pre-application advice has been sought from the Council (Ref: RV/2010/ENQ/00366).  The Agent was advised in a letter dated the 26 August 2010 that the elevation adjacent to the road (Public Bridleway no. 16) should be set back in to the site to reduce its prominence, such as the previously approved single storey extension presently is.  Additionally, the agent was advised that the fenestration detailing of the proposal, i.e. the windows, the size of the stone heads and full height doors, were not considered to respect the scale and nature of existing openings of this property.  It is evident that the scheme has not been revised in light of this advice.  

I am satisfied that the scheme is sufficiently set down from both the height of the ridge and eaves and taking in to account the supporting statement that the window openings have been designed in such a way that the openings will have solid stone lintels, the two sets of ground floor double doors are set in to the stonework and that these will not be easily viewed from the public right of way due to the lower part of the extension being set down from the road and the existing boundary fence, I consider these aspects to be acceptable.  With regards the proposed dormer window, I also consider this aspect to be acceptable.  However, due to the proximity of the extension to the roadside, I still have the opinion that the proposal will appear as a prominent addition to this property when viewed from the adjacent road/ bridleway, when travelling in a northerly direction.  The extension would not appear subservient and due to these two factors the proposal does not comply with the requirements of the Council’s SPG on extensions and alterations to dwellings.  On this ground, I therefore consider that the proposal should be resisted.

If the applicant wishes to resubmit I would advocate that the extension would have a greater set back from the roadside elevation to equal that of the existing single storey extension.  This would result in a more subservient extension which would not be detrimental to the visual amenities of the locality or the character and appearance of this unique property as in terms of the historical importance of the site, the extension would be clearly seen as a later addition to the property which would be set back from both the front and rear elevations.

In relation to highway safety, despite the access lane to Dilworth Bottoms being narrow, a site plan has been submitted which clearly illustrates that at least four vehicles can park within the curtilage of the property, I therefore consider, that the development will not result in parking on the highway, particularly, as the proposal will not result in additional bedrooms.

A bat survey, dated the 22 August 2011, has been submitted which found no evidence of bats using the property for roosting or hibernating.  A number of mitigation measures are included in the survey in the event that bats are found during work and these should be adhered to in the event that permission is granted for the proposal.

Taking all of the above in to consideration, I recommend that, in the interests of visual amenity, the proposal be resisted.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21 October 2011























