Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0860/P

	Development Proposed:
	Proposed single storey extension to the rear and west side, reinstate double height windows to the front, extending one rear room to two storey, change of use of agricultural land to the front of the property to allow safe access at The Old School Room, Walker Fold, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed access arrangements for this development represent a considerable improvement on the existing situation.  I therefore have no objection to this proposal subject to the imposition of three conditions.



	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”.

PPS5: Planning for the Historic Environment.



	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 into a dwelling in 1968.  The chapel had originally predominantly comprised one open space that was divided internally to form a 3 bedroomed dwelling.  There are single storey additions to the rear (south) and west of the main two storey buildings that comprise a study, storeroom, utility room and a garage.

A previous application (3/2010/0418/P) sought permission for 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 was no objection to those aspects of that previous proposal as they would return the building back towards its original character and appearance and this was seen to be an improvement on the existing situation.

That previous proposal also involved the formation of a new vehicular access to the west of the existing authorised curtilage.  The County Surveyor considered that the proposed new access (and the closure of the existing access) would result in highway safety benefits.  In view of such highway safety benefits, the small increase in the size of the residential curtilage was considered to be acceptable in this particular case.  There were therefore no objections to this element of that previous application.

The main element of application 3/2010/0418/P, however, related 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 proposed extension was considered to be too large and of an inappropriate design for this historic building within the Area of Outstanding Natural Beauty.

That previous application was therefore refused for the following reason:

“The proposed extension, due to its size and design would dominate the existing building rather than being subservient to it, and would represent an 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.  As such the proposal is contrary to the requirements of Policies G1, ENV1 and H10 of the Ribble Valley Districtwide Local Plan and the Council’s Adopted Supplementary Planning Guidance: Extensions and Alterations to Dwellings”.
A second application (3/2011/0005/P) sought to address that reason for refusal of the previous application.

Permission was again sought for the new vehicular access (involving a small extension of curtilage).  As with the previous proposal, this element of the second application was considered to be acceptable, as it would result in highway safety benefits.  The proposal again also involved the demolition of the existing porch and the reinstatement of the original double height windows in the front elevation of the existing building to which there was no objection in the previous application. This second proposal therefore also represented an improvement on the previously refused scheme in respect of effects upon the building as a “heritage asset”. 

However, as with the first application, the main part of the second proposal related to a large two-storey extension of modern design onto the south-western corner of the existing building.  It was slightly smaller than the previously refused extension.  However, by virtue of its excessive size, inappropriate materials, and a predominance of glazing on the western elevation, the extension was still considered to be inappropriate and permission was therefore refused for the following reasons:

1.
The proposed extension due to its size, design and external materials would dominate the existing building rather than being subservient to it, and would represent an over prominent and discordant feature to the detriment of appearance of the property itself, and the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty.  As such, the proposal is contrary to the requirements of Policies G1, ENV1 and H10 of the Ribble Valley Districtwide Local Plan and the Council’s adopted Supplementary Planning Guidance: Extensions and Alterations to Dwellings.  

2.
The proposal would be unduly harmful to the significance of the heritage asset as a building of architectural and historic interest because of its domination in scale, siting and design contrary to the advice comprised in PPS5, Planning for the Historic Environment.


In this current application, the proposed new vehicular access (including the small extension of residential curtilage) is the same as in the two previous applications, and remains acceptable.


It is again sought to reinstate the double height windows in the front elevation of the existing building, although the existing first floor accommodation within the existing building is now to remain.  A glass section of floor, however, will be introduced where the floor meets the windows, in order to minimise the effects of the floor running through the windows.


In the building as existing, the lower part of one of the original front elevation windows has been removed and a porch of inappropriate design has been erected off centre so that it is partly beneath the retained upper floor part of that window.  In order to reinstate the window the existing porch must be demolished.  It is, however, now proposed to replace it with an open fronted porch of simple gable fronted  design in the central position between the two reinstated windows.  A stone with inscription will be returned to its original position on the front elevation above the new porch and between the reinstated windows.  I consider the proposed treatment of the front elevation of the existing building to be acceptable as it respects and reinstates certain elements of the origins of the building.


As existing, the staircase to the first floor accommodation is at the front of the building immediately behind the ‘bricked up’ section of window.  It is proposed to relocate the staircase to the rear of the building.  This necessitates building a small extension above an existing single storey part of the building.  As part of this particular alteration, an existing chimney attached to the side of that part of the building, and projecting above the ridge of its roof, would be removed.  Overall, I consider this particular part of the proposal to represent an improvement in the appearance of the building.


As with the previously refused applications, the main part of this current application relates to the demolition of the existing single storey additions at the west side/rear of the building and their replacement by an extension.  Unlike both previous applications, however, the replacement extension is now single storey with a mixture of flat and shallow sloping mono pitched roofs.  

In simple terms, the extension would extend 4m to the rear and 4m to the side of the buildings that are to be replaced.  The single storey layout of the extension has significantly reduced its overall visual impact.  There is also a clear division between the retained existing building and the proposed extension as a combined result of the following:

· 
The extension being set back considerably from the front elevation of the main building.

· 
A predominance of glass in the front (north) and side (west) elevations of the extension.

· 
The flat roofed single storey design of the extension. 

· 
The contrast between the light coloured render on the existing building and the proposed dark timber finish on the most prominent elevations of the extension.  

These factors bring the existing old school room visually to the fore with the extension being recessive.  The flat roof of the extension also allows the form of the main building to be clearly seen from the west elevation.

In addition to the proposed timber, the walls of the extension will also include render and natural stone.  The existing concrete tiles on the main building have perished and will be replaced by natural slates.  The existing timber window frames have also perished.  They would be replaced by new timber frames but with an external aluminium cladding.  It is stated in the submitted plans that the new windows will be triple glazed to Passivehouse standard.

Overall, I consider that this current proposal will facilitate the reinstatement of some of the original appearance and character of the main existing building.  It will also allow the provision of the additional accommodation required by the applicant within an extension of distinctive yet recessive design that allows the existing building to retain its individuality and dominance.  

In relation to the building as a ‘heritage asset’ it is considered that the alterations to the existing building reinstates some of its original features and ‘repairs’ the harm caused to the building by its unsympathetic conversion to a dwelling in 1968.  The proposed extensions are now designed in such a way that they do not dominate or detract from the existing building and they are clearly visually distinctive from the existing building.  As such, it is considered that the scheme now satisfies the requirements of PPS5.

Overall, I now consider this scheme to be acceptable in relation to its effects upon the existing building and upon the visual amenities of the locality in general.

The previous applications have both been considered to be acceptable with regards to their effects upon the amenities of the adjoining property to the east.  This current proposal has even less of an effect upon that neighbouring property than the previously proposed schemes, and is therefore acceptable in relation to this particular consideration.  There are no other neighbours close enough to be in any way affected by the proposed development. 

The County Surveyor has confirmed that the proposal is acceptable on highway safety grounds subject to the imposition of three conditions. 

The bat survey report submitted with the application concludes that the proposed works are unlikely to cause any disturbance to roosting bats.  The Countryside Officer however, has recommended the imposition of a condition requiring compliance with the mitigation measures detailed in that report.  

Overall, subject to appropriate conditions, I can see no sustainable objections to this application. 

 

	SUMMARY OF REASONS FOR APPROVAL:

	The proposed scheme of extensions and alterations does not seriously detract from the appearance and character of either the existing building or the general locality, nor does it have any seriously detrimental effects upon the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














