
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0088/P

	Development Proposed:
	Proposed extensions and alterations to side and front of existing dwelling, including attached garage, proposed dormers and demolition of existing garage/store at Brooklyn, Back Lane, Grindleton, BB7 4RW.

	CONSULTATIONS: Parish/Town Council

	Grindleton Parish Council - No comments or observations received within the 21 day statutory consultation period or up until the date of recommendation.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No comments or observations received.

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, ENV16, H10 and the SPG on extensions – dominant and visually prominent adversely affecting visual amenity.

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

	The application relates to a detached 1970s bungalow situated on the corner of Rock Lane and Back Lane, Grindleton.  The property is located within the Grindleton Conservation Area and the village itself is located within the Area of Outstanding Natural Beauty.

Permission is sought for various extensions to the bungalow.  These are as follows:

· Proposed increase in the height and width of the front gable projection;

· Proposed erection of a front porch;

· Proposed introduction of a pitched roof dormer on the front elevation;

· Introduction of two pitched roof dormers on the rear roof slope and removal of existing small flat roof dormer; and,

· Erection of attached garage (including demolition of existing detached garage).

The extensions would create a ground floor W.C and provide ensuite bathrooms and dressing rooms to the two bedrooms at first floor level.

The front gable projection proposed to be extended sits forwards from the rest of the property by approximately 0.9m.  This gable projection would be increased in width by approximately 2.0 metres, from 6.0 metres to 8.0 metres.  The height would also be increased from 5.2m to 6.1 metres (0.9 metres), the same height as the main roof ridge.  The front porch extension, which would also include a W.C, would be positioned centrally on the front of the property and would project from the existing gable projection by 1.8 metres and from the rest of the property by 2.7 metres.  It would have a width of 3.3 meters and be approximately 2.4 metres to the eaves to match the eaves level of the bungalow and 4.1 metres to the ridge. The proposed front dormer would have approximate dimensions of 3.8m x 3.0m (including overhang) x 3.0 metres.

At the rear, the two dormers proposed would have approximate dimensions of 3.8m x 4.0m (including overhang) x 3.0 metres.  They would be set down from the ridge by approximately 0.1 metres and ser in from the sides of the roof by approximately 1.2 metres.

A garage extension is proposed on the northern gable of the property which would have approximate dimensions of 7.0m x 4.1m x 4.1m.

In assessing the application it is important to consider whether the proposal complies with the Council’s SPG on extensions and alterations and to assess the impact of the works on both the Area of Outstanding Natural Beauty and Grindleton Conservation Area.

Policy G1 of the Districtwide Local Plan stipulates the criteria which the Council will apply in determining all planning applications namely:

(a) Development should be sympathetic to existing and proposed land uses in terms of size, intensity and nature.
(e) The density, layout and relationship between the buildings is of major importance.  Particular emphasis will be placed on visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.
Policy ENV1 relates to the landscape and character of the Area of Outstanding Natural Beauty and concerns itself with the protection, conservation and enhancement of the area.  It states development will need to contribute to the conservation of the natural beauty of the area.

Policy ENV16 of the Local Plan requires proposals to conserve or enhance the character an appearance of the conservation area and advises that the development will be strictly controlled.  

Policy H10 of the Districtwide Local Plan concerns itself with residential extensions and the Supplementary Planning Guidance (SPG) on extensions and alterations to dwellings provides more details on what the Council will accept.  The Council’s SPG on extensions to dwellings advises that “there should be a good visual relationship between the original dwelling and any subsequent additions (either existing or proposed)”.  Furthermore, it states: “avoid extensions which are bulky and effect the overall mass of the dwelling to an extent where the extension is highly prominent”.  With regards the three dormer windows proposed, the SPG recognises that dormer windows and rooflights have a noticeable effect on the appearance of a house and can also impact on a whole of a street due to their prominence.  It advises that dormers should be set in from the edges of the roofslope.

The roof pitches of the front and rear dormer windows would be level with the main roof ridge, contrary to the guidance and illustrations within the SPG, resulting in roof extensions that give the bungalow a ‘top heavy’ appearance due to their massing.  These dominant dormers, combined with the change in roof profile over the front projection, and the addition of a pitched roof porch would, cumulatively, dominate the property and appear prominent within the street scene.  Overall the proposals would adversely affect the visual amenities of the street scene, AONB and the Conservation Area thereby the proposals are contrary to policies G1, ENV1 and ENV16 of the DWLP.

In relation to residential amenity, there are no neighbours to the front of the property. The first floor windows in the gables of the property are existing and thus there is no change in this regard.  With regards the neighbours at the rear, I had concerns about the potential overlooking of the rear yard area of Rock Cottage on Rock Lane.  However, it is clear that an existing flat roof dormer on the property already overlooks this area.  The two dormer windows would serve en-suite bathrooms and as a result it is highly likely that these windows would be obscure glazed.  Furthermore, this could be controlled by condition.  Taking all this in to consideration, I consider that, on balance, provided the windows were obscure glazed the effect on the amenity of the occupiers of Rock Cottage would be no worse than existing, and would thus be acceptable.  

A bat survey has been carried out, dated the 20 January 2012, which found no evidence of the building being used for roosting bats.  The proposed building works are therefore unlikely to cause disturbance to bats or result in the loss of a bat roost or result in any significant impact on the local bat population.

In considering all of the above, the scale and massing of the proposed extensions would dominate the original dwelling and be visually prominent within the street scene.  In the interests of safeguarding the visual amenities of the streetscene, Conservation Area and Area of Outstanding Natural Beauty, I thus recommend that the proposal be resisted.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21 March 2012




















