
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2013/0227/P

	Development Proposed:
	Proposed bedroom extension over the garage at The Farmhouse, Dean Top, Whalley Road, Simonstone, BB12 7HN

	CONSULTATIONS: Parish/Town Council

	Simonstone Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	One letter of representation has been received from an adjacent property who objects to the building above the garage on the grounds of it being overbearing.  They also comment that if the extension were approved the use of dressed stone would blend the building with its neighbours.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy ENV3 – Development within Open Countryside.

Policy ENV4 – Green Belt.

Policy H10 – Residential Extensions.

Policy SPG – Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy EN1 – Green Belt.

Policy DMH5 – Residential and Curtilage Extensions.

National Planning Policy Framework

Achieving Sustainable Development

Section 7 – Requiring Good Design.

Section 9 – Protecting Green Belt Land.

Section 11 – Conserving and Enhancing the Natural Environment.

	RELEVANT PLANNING HISTORY:

	3/1992/0470/P – Two storey side extension – Approved but not implemented.

3/2008/0586/P – Two storey side extension to provide internal granny annexe – Refused.

3/2011/0069/P – Proposed extension above the garage to provide granny flat – Refused.

	POLICY REASONS FOR REFUSAL:

	DWLP – policies G1, H10, SPG – RVCS – policies DMG1 and DMH5 - Scale, design, massing – detrimental to visual amenity and property itself.



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

	The Farmhouse is the most southerly of a group of five properties at Dean Top, east of Simonstone within the Green Belt, which are served by an access lane off the southern side of the A671 Whalley Road.

Planning permission is sought to extend above the existing attached double garage positioned on the northern elevation to create a third bedroom.  The extension would be rendered and the roof would be covered with slate.  The existing garage openings would remain at ground floor level and the insertion of two windows on both the front and rear elevations are proposed.

The description of development refers to the proposal being “in line with approved plans from 1982”.  Having checked the planning history for the site, the earliest application made on the property was in 1992, therefore the date is incorrect and this part of the description has been removed. 1992 was prior to the publication of the Council’s supplementary planning guidance  on extensions and alterations to dwellings, therefore for this decision has been made on this document and up-to-date policies within the Districtwide Local Plan and the Council’s emerging Core Strategy.

The issues for consideration include basic design, visual amenity, effect on the Green Belt, residential amenity and the impact on European Protected Species.

In terms of visual amenity, the proposed extension, due to its design, fenestration detailing and materials would appear as a disproportion addition which is overly wide and which would dominate and detract from the existing stone fronted property due to the its horizontal emphasis and insensitive fenestration details and materials.

The extension would be made even more prominent by the proposed render finish which would appear to conflict with the front and rear stone elevations.  A large rendered extension, as proposed would almost dwarf the original dwelling by appearing as a dominant addition to the property and thus the proposal submitted does not comply with the requirements of the Council’s SPG on extensions to dwellings which clearly requires extensions to be well designed and subservient.  The proposals would, I consider, be detrimental to both the character of the property and the visual qualities of the property set within open countryside and Green Belt.  

In considering the Green Belt designation, I do not consider that the proposal would detract from the openness of the Green Belt given the position of the dwelling within the group.

With regards residential amenity, I note the concerns raised by one of the neighbours regarding its over bearing impact, due to the separation distances of approximately 23 metres and 27 metres between the extension and the neighbouring properties, The Barn and North View, respectively, I do not consider that a refusal concerning detrimental effects on neighbouring properties would be sustainable.  

Finally, a Bat Survey has been submitted which concludes that the proposals would, if approved, be unlikely to cause disturbance to bats or result in the loss of any bats.

In considering all of the above, I thus recommend that the application be refused in the interests of good design and visual amenity. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 23 April 2013

















