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DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MB

	Application No: 
	3/2013/0778

	Development Proposed:
	Single storey rear extension at Leagram Lodge, Chipping. 

	CONSULTATIONS: Parish/Town Council

	Bowland with Leagram Parish Council: Parish Council supports the application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	RVBC Engineering Section: Request the use of a condition in respect of contaminated land.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan (DWLP):

G1 – Development Control.

ENV1 – AONB.

H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (CS) (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 and H10 of the DWLP, Polices DMG1, DME3 and DMH5 of the CS and the adopted SPG on Extensions and Alterations to Dwellings.  



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

	Planning permission is sought for the erection a single storey rear extension at Leagram Lodge, Chipping.

Leagram Lodge is a single storey bungalow located to the south of Leagram Hall. The general character and appearance of Leagram Lodge is of a gatehouse or entrance lodge, which historically is likely to have served Leagram Hall. This is derived from its general design scale and appearance and its location in relation to Leagram Hall, being located at the periphery of the estate adjacent to the road on lower lying land than the hall. The development site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). The site is located approximately 450m to the North East of the village of Chipping. 

Leagram Hall is identified as one of three notable grand halls within the Forest of Bowland Area of Outstanding Natural Beauty (AONB) Management Plan. Records indicate that a manor house or grand hall has been present on the site since circa 1400. The hall and associated lodge to which this application relates are not nationally listed; and are therefore not nationally designated heritage assets. However given the general age of the estate, its presence and location relative to the village of Chipping I would argue that the site is of some significance in terms of being a non-designated local heritage asset. A consideration which should be given due weight in assessing the development proposals.

The existing dwelling consists of a stone fronted principle elevation with the remaining elevations finished in render with quoin detailing; the roof is hipped and finished in slate with a central chimney stack.

The original dwelling occupied a front print of approximately 10m x 5m. A later side extension was then constructed in the 1970s measuring approximately 5m x 5.3m. Creating the dwelling as it now exists on site.

The development proposed within this application consists of a single storey extension to the rear, providing a garden room, sitting room and kitchen/diner. The proposed extension is to have general dimensions of 5.1m x 9.9m; a further projection consisting of a garden room is proposed to the southern side of the rear elevation, this is to measure 3m x 5.1m. The proposed extensions will be constructed to the same ridge height (3.9m) and the same eaves height (2.5m) as the existing dwelling. The extensions are to be constructed from lime rendered elevations with natural stone quoins atop stone coping.

The general arrangement of the proposed extensions would have the effect of extending the dwelling by replicating the original core of the building to the rear and then mirror the existing side extension. The gap between the two side, hipped roof extension structures, would be utilised as a covered entrance hall.

The existing dwelling occupies a footprint of approximately 61.7 square metres; the proposed extensions and alterations would occupy a footprint of approximately 61.6 square metres. The proposed development would double the size of the existing dwelling.

In determining this application the key considerations are:

· The impact the development will have upon the character, setting and visual amenities of the existing dwelling.

· The impact the development will have upon the character, setting and visual amenities of the Forest of Bowland Area of Outstanding Natural Beauty. 

· The impact the development will have upon the residential amenity of the area.

As discussed above the existing dwelling covers approximately 61 square metres and is quite compact consisting only of two bedrooms a lounge, kitchen diner and bathroom. Historically the building would have been smaller still prior to the side extension that dates from the 1970s.

The 1845 OS Map indicates that historically the lodge may have had a direct link to Leagram Hall. The presence of a track is indicated on the 1845 map, this runs from the location of the entrance lodge north towards the main hall. This suggests that historically the principle point of access to Leagram Hall would have been via this track passing The Lodge. Such a link is no longer in existence on site; visually the lodge is now somewhat detached from the main hall by virtue of the existence of tree groups on the intervening land between the two. Leagram Hall is now accessed via a driveway and entrance located 340m to the North East of The Lodge.

Such buildings would typically act to demarcate the boundaries of a larger property in this case Leagram Hall or a larger estate or country park. Some would act as grand entrances whilst others would be clearly subordinate to the main dwelling, as is the case with Leagram Lodge. However even in instances, such as here, where the lodge building is of perhaps smaller scale, it is still evident from its design that it was intended to impress. The principle elevation of the lodge is faced in stone whilst its hidden or more obscured elevations have been finished in render.

The proposed development would double the footprint of the dwelling. This would drastically change the character of the existing dwelling, vastly increasing the scale and general bulk of the dwelling.  The adopted SPG states; ‘Extensions should not dominate the original house – This is particularly important in relation to buildings of historic or architectural importance.’

At present the existing dwelling is somewhat inconspicuous within the general landscape, this is by virtue of its general scale and size. In addition to which the property also benefits from dense screening to the southeastern boundary of the site. However this screening is seasonal, during the autumn and winter months it is highly likely that the boundary treatments will thin out and not be as extensive. In such circumstances the proposed development would appear extremely prominent, particularly adjacent to the roadside.

The scale and extent of the proposed development would appear overlarge and dominate the original dwelling, thus increasing the prominence of the dwelling and fundamentally changing its character. 

The approach taken in formulating the proposed development appears to replicate the precise details and scale of the existing dwelling. In taking this approach I do not believe that the proposed development would actually compliment the existing dwelling. There would potentially be quite a stark join between the two, particularly as it would require eaves detailing, ridge lines and joins in the elevations to seamlessly blend, which in practice could prove problematic. The proposals would elongate the roof form of the dwelling increasing its bulk. This would be also be exacerbated by virtue of the replication of the chimneystack detailing. It would be near impossible to differentiate between the old and new, which when set within the context of the existing dwelling, its historic significance and the scale of the proposed development would dilute its historic value and fundamentally change its character; from being a subordinate dwelling and landscape feature to being a far larger detached bungalow. 

As discussed above, the development site is located within the Forest of Bowland AONB. Development must therefore either preserve or enhance the character, setting and visual amenities of the AONB. Any development that fails to achieve this would be considered to be unacceptable.

The designation as an AONB is national recognition of the scenic quality and beauty of the area. Whilst not precluding development it does mean that development should and will be more strictly monitored with weight being given to ensuring that the recognised qualities, visual amenities and the wider character and setting of the AONB are preserved and where possible enhanced.

As the SPG states: ‘In Conservation Areas and open countryside size controls will be more strictly applied. Extensions which lead to properties becoming significantly more prominent will not be allowed. Part of the character of these areas is the stock of relatively small cottages. It is also important to maintain a supply of different sized properties to meet the needs of all sectors of the rural community.’

The proposed development would do just this; it would result in the property becoming significantly more prominent. I would therefore contend that in this aspect it fails to accord with the provisions of the adopted SPG. The increase in the prominence of the property would therefore also be considered to be damaging to the character, setting and visual amenities of the AONB; therefore failing to preserve or enhance the AONB, contrary policies G1 and ENV1 of the DWLP and Policies DMG1 and DME2 of the CS. 

Having regard to the impact of the proposed development upon residential amenity. The development site does not have any immediate neighbouring properties. I am therefore satisfied that the proposed development would not adversely harm the residential amenity of the area.

Therefore to conclude; the proposals would represent an overlarge, unsympathetic and incongruous scheme of development. This would result in development that was harmful to the character and setting of the original dwelling and its historic significance; this would be contrary to Policies G1 and H10 of the DWLP and Policies DMG1 and DMH5 of the emerging CS. In addition to this the proposed development, by virtue of its scale and design would not preserve or enhance the character, setting or visual amenities of the AONB contrary to Policy ENV1 of the DWLP and DME3 of the CS. 

Whilst the Parish Council has indicated support of the application I am of the view that there are significant and material policy objections to the proposed development. In view of this I recommend that planning permission is refused.



	RECOMMENDATION: That permission is refused.


DATE INSPECTED: 26th September 2013

















