
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MB

	Application No: 
	3/2012/0997

	Development Proposed:
	Proposed construction of single storey side extension to provide improved living and bedroom space at Slimrow House, Newton.

	CONSULTATIONS: Parish/Town Council

	No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

G1 – Development Control.

ENV1 – AONB.

H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

DMG1 – General Considerations.

DME2 – Landscape and Townscape Protection.

DMH5 – Residential and Curtilage Extensions.



	POLICY REASONS FOR REFUSAL:

	Contrary to policies G1, ENV1, H10, DMG1, DME2, DMH5 and the adopted SPG on extensions and alterations to dwellings.



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

	Planning permission is sought for the erection of a single storey side extension at Slimrow House, Newton. The existing dwelling is a detached property located approximately 100m to the West of Slaidburn Road. The property is not located within a settlement as defined by the Ribble Valley Districtwide Local Plan. The development site is however located within the Forest of Bowland AONB. 

The existing site consists of the detached main dwelling that stands amongst its own grounds. Within these grounds there are a host of existing outbuildings that range in size and form. In addition to this a Public Right Of Way (PROW) runs through the site. The PROW (FP40) runs from Slaidburn Road to the East of the development site, along the existing access track into the curtilage of the property. This continues to run along the South elevation of the dwelling before tracking north, broadly following the route of the existing driveway; before exiting the site along the Western boundary. The proposed development would result in the dwelling being extended closer to the PROW and be extremely prominent to those who use the right of way. It will not however result in the right of way being blocked or having to be re-routed. 

The Council’s adopted SPG on extensions and alterations to dwellings states; ‘Particular care should be taken with any scheme which is visible from public vantage points such as highways, including public footpaths and bridle ways.’  

The proposed development consists of a single storey extension to the West elevation of the existing dwelling. The proposal will project approximately 12.1m from the West elevation of the existing property and measure approximately 7.4m in depth. The extension is to be constructed from stone under a dual pitched slate roof. The extension will be set back from the front elevation of the existing dwelling by approximately 2m. Window openings are to be provided in both the front (South) and rear (North) elevations.

Due to the location of the property, being isolated within its own curtilage. I do not anticipate that the proposed development being detrimental to the residential amenity of the area.

Having considered the submitted details I am of the opinion that the proposed scheme would by virtue of its scale be seen as an over dominant and unsympathetic feature. 

The Council’s adopted SPG on Extensions and Alterations to Dwellings states; ‘As a general rule any extension should not dominate the original house. This is particularly important in relation to buildings of historic or architectural importance. Extensions which are bulky and effect the overall mass of the dwelling to an extent where the extension is highly prominent should be avoided. In general extensions should respect the proportion, form and detailing of the original dwelling.’

The frontage of the original dwelling measures 14.7m. The frontage of the proposed extension would measure an additional 12.1m this would nearly double the frontage of the dwelling. This substantial enlargement would in my opinion significantly alter the character and appearance of the existing dwelling.

Policy ENV1 of the Ribble Valley Districtwide Local Plan and Policy DME2 of The Ribble Valley Core Strategy (Regulation 22 Submission Draft) place an emphasis on the requirement of development to either enhance or preserve the character, setting and visual amenities of the AONB. I do not believe that the proposed scheme achieves this. This is by virtue of the scale and bulk of the proposed development and the adverse impact it would have upon the character and setting of the existing dwelling.

The proposed development has been described as a side extension to improve living and bedroom accommodation. However the proposed extension has no internal link into the existing dwelling. The proposed scheme would appear to be more akin to the formation of annexed accommodation rather than a traditional extension to an existing dwelling. It is unclear as to how the two entities of the existing dwelling and the proposed development would interact and relate to one another.

Notwithstanding this I am of the opinion that if constructed the proposed development would appear as an over dominant and unsympathetic addition to the existing dwelling. This would be damaging to the character and setting of the existing dwelling and also detrimental to the visual amenities, character and setting of the AONB. 

I therefore recommend that planning permission be refused.    



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 15th November 2012.

















