
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0901/P

	Development Proposed:
	Two storey extension at Tenement Farm, Thornley, PR3 2TL

	CONSULTATIONS: Parish/Town Council

	Thornley with Wheatley Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways - No objections. 

RVBC Environmental Health – Objects to the proposals - I wish to register my significant concerns with regard to the proposed chimney stack shown to the North elevation which is unsuitable for solid fuel appliances. The chimney terminates too low and needs to be extended to a height of the existing to prevent potential nuisance from poor dispersal of products of combustion given the location of neighbouring properties and the prevailing wind direction.

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT PLANNING HISTORY

	3/87/0557/P – Construction of front porch.  Approved.

No other planning applications have been submitted.

	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV7 – Protected Species

Policy H10 – Residential Extensions

SPG – Extensions and Alterations to Dwellings

Regulation 22 Submission Draft Core Strategy

DMG1 – General Considerations

DME2 – Landscape and Townscape Protection

DME3 – Site and Species Protection and Conservation

DMH5 – Residential and Curtilage Extensions

National

National Planning Policy Framework (Section 11: Conserving and Enhancing the Natural Environment)

	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H10, SPG (DWLP)/ DMG1. DME2, DME3 and DMH5 (Reg 22 Submission Draft C.S.) and Section 11 of DWLP – incongruous and dominant extensions harmful to visual amenity and residential amenity.

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

	The application relates to a detached property in Thornley adjacent to the lane for Good Heys Farm (to the East).  Footpath no.55 in the Parish of Thornley with Wheatley also runs along the eastern boundary of the property.  Thornley is within the Area of Outstanding Natural Beauty (AONB), as such Policy ENV1 of the DWLP applies.

Planning permission is sought for two storey extensions to the eastern side and rear of the property providing an additional 126.5m² of internal floor space, enabling the creation of an extended kitchen/ utility/ W/C downstairs and a master bedroom at first floor.  From the rear of the property, the two storey extension would project 5.0m, have a width of 5.5m and a height of 6.9m.  The two storey extension on the gable of the property would project 6.5m, have a width of 5.5m and a height of 6.9m.  A chimney stack is proposed on the front, road facing, elevation of the side extension which would have approximate dimensions of 2.3m(w) x 3.5m(d) x 5.6m(h).

The matters for consideration in the determination of this application involve an assessment as to the potential effects on the aesthetics of the host dwelling in relation to the extension being applied for, the impact on visual amenity, residential amenity, protected species, and highway safety.  

In terms of the visual impact of the extensions, the Councils Supplementary Planning Guidance (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’.  In relation to size, it states; ‘over-large extensions can dominate the original dwelling’. In addition, Policy G1 of the Ribble Valley Districtwide Local Plan requires all development proposals to provide ‘a high standard of building design and landscape quality’, that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’ and that ‘particular emphasis will be placed on visual appearance’. Policy ENV1 concerns itself with the conservation, enhancement and protection of the Area of Outstanding Natural Beauty, a nationally important landscape. Policy H10 of the same plan states ‘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’.  The recently published National Planning Policy Framework also promotes good design and that great weight should be given in conserving landscape and scenic beauty in Areas of Outstanding Natural Beauty.  The locality of this area is characterised by traditional inconspicuous properties.  The property in question has only been extended once since 1948 with a front porch addition (3/87/00557/P), the resulting extensions equate to a 61% increase in floor area over the existing property, and an 86% increase in floor area from the original house.  I have serious concern with regards the visual impact of the two-storey side and rear extensions and the proposed road facing chimney stack would have upon the appearance of the property.  The extensions proposed would completely subsume this traditional property to its detriment, appearing overly dominant. The additions would significantly detract from the simplicity of this farmhouse when viewed from the road, within the site, and from the public footpath which exists along the eastern boundary of the property.  Moreover, despite the two storey side extension having been set back from the front elevation, as suggested within the Council’s SPG on extensions, the extension due to its width, design and fenestration would appear as an uncomfortable, awkward, and conspicuous addition which would seriously detract from this traditional property, a former farmhouse, and the area.  In addition, the stone chimney stack facing the highway would appear as a visually discordant feature which would wholly detract from the dwelling itself and the visual amenities of the locality.  For these reasons I recommend the application be refused on this basis.

With regards residential amenity, this property is one of four which forms a small hamlet.  The property opposite, Wayside Cottage, will not be affected by overlooking given the distance between the two dwellings being in excess of 21 metres, as required by the SPG.  However, the Environmental Health department has raised objections to the proposed chimney stack due to it inadequate height which could result in the poor dispersal of products.  This combined with the prevailing wind direction is highly likely to cause a nuisance to nearby residents given the location of neighbouring properties to the detriment of residential amenity.
Looking at the impact the works would/ could have on protected species, dated the 02 October 2012, concludes that when surveying the property no evidence of bats using the property were found, therefore, risk to bats is considered to low.  At this point in time, the impact on protected species is considered to be acceptable. 

In terms of highway safety, the LCC highway Engineer has visited the site to assess the impact the proposals would have on highway safety and has raised no objections.

To conclude, the extensions proposed would be detrimental to the visual appearance of the property itself and the visual qualities of the area and I therefore recommend the application be refused on this basis.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 02 November 2012

















