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	Date Inspected:
	05/10/16
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Single storey extension to side and rear of existing annexe

	Site Address/Location:
	Sandybank Cottage, Sandybank, Chipping

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1: General considerations
Policy DMH5: Residential and Curtilage Extensions

	Relevant Planning History:

10/0638:

Application for a non-material amendment to planning consent 3/2009/0107P - to move the position of the front door approx. 1.8m to the west and provide additional windows to the east elevation. (Approved)
09/0107:

Conversion and extension of garage to create annex accommodation (Resubmission of 3/2008/0863). (Approved with conditions)
08/0863:

Conversion and extension of garage to create annex accommodation. (refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located within the Forest of Bowland AONB, contained within an area described as ‘undulating lowland farmland with parkland’ which is characterised by areas that contain isolated farmsteads and small historic villages. In particular, this application site is located within an area known as ‘Little Bowland’ and is typified by ‘a combination of traditional gritstone cottages and terraced houses’. The application property is a traditional cottage, in terms of its design and scale and would have originally been associated with ‘Sandy Bank Farm’ – an isolated farmstead that is punctuated by areas of open countryside. Nevertheless, the building to which this application relates is an annexe building that was granted approval for conversion from a garage in 2010. The annexe is a dual pitched roof, and relatively simple in terms of its scale, design and form. It is currently faced with stone and some elements of modern materials such as timber board, slate roof and upvc windows surrounded by lintels and sills. The building is located forward of the principal elevation of the row of cottages (including the application property), and has its own drive, garage and area of land surrounding the building. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a flat roof orangery extension on the north east side elevation of the annexe building. The proposal will measure 6.3m wide and 5m in length and will have a height of 3.9m at its highest point.  The proposal also includes the insertion of several glazed elements on each of the proposed elevations. 

	Principle of Development:

Policy DMH5 of the Ribble Valley Core Strategy states that the extension of properties to provide accommodation for elderly or dependant relatives will be subject to the following criteria;

‘The extension should generally speaking provide only a modest level of accommodation’. 

With this in mind and when planning permission for the conversion of the garage to the annexe was granted in 2010 the requirement for a ‘modest level of accommodation’ was still imposed. In fact the original application in 2009 was refused due to an excessive amount of accommodation in the form of a dormer extension.   

 As this requirement for a ‘modest level of accommodation’ is still enforced, any further development would be considered excessive and would create an annexe building that is beyond the ‘modest level’ of accommodation. Therefore, in principle, I consider the proposal to be unacceptable. 

	Impact Upon Residential Amenity:

The proposal is essentially to the rear of the annexe and would therefore not have any direct overlooking into amenity space and it would have a negligible impact on residential amenity of the surrounding properties.  

	Visual Amenity/External Appearance:

The application building is within the Forest of Bowland Area of Outstanding Natural Beauty, and any development should be in keeping with the character of the landscape in terms of vernacular style, scale style, features and building materials. I consider the proposed development will harm the AONB for the following reasons. 

The row of cottages to which this annexe relates retains most of their original character and appearance, particularly on the front elevations, however I acknowledge that the rear elevation of the properties have had some alterations and extensions which would not overly affect the character of the AONB . Nonetheless, the annexe building is already visually prominent on approach from the private access to the south, and I am concerned that any extension to this building would only exaggerate the dominating effect within the group of buildings. This is due to the concerns involving the proposed materials (in reference to the glazed elements on each of the elevations) as the building in its current form is a stone built outbuilding with some elements of modern amendments such as rendering; however the introduction of additional non-local modern materials (glazed elevations) would be intrusive to the local vernacular style and would reduce the distinctive character of the area. The Forest of Bowland Landscape Character Assessment intends to encourage the retention of traditional cottages and farmsteads, and any development such as this should be discouraged as it alters the intended character and appearance of the AONB landscape. I am of the opinion that the proposal by virtue of its nature would result in cumulative development, resulting in the erosion of the integrity and quality of the AONB landscape, which would ultimately cause suburbanisation within the rural landscape. Overall, the orangery extension would lead to a change in character of the AONB landscape as the development would result in the erosion and loss of the vernacular building style, which is distinctive in this particular area.
Furthermore, the proposal by virtue of its design, size and scale would be of detriment to the visual appearance of the building as it would result in the introduction of an incongruous addition to the annexe building. The extension would present a flat roof, glazed element that would detract from the simple, solid form of the existing building. The addition of modern materials proposed in the form of the several glazed elevations would be prominent when compared with the existing building and would not blend with the original fabric of the building. The insertion of large glazed windows does not sit comfortably with the building and devalues the character of the simplistic building and that of the surrounding environment. The extension reduces the solid nature of the existing building and would be wholly inappropriate within its immediate context. 

Furthermore, I consider that the building in its current form is more akin to a separate dwelling/separate planning unit, rather than an ancillary annexe building. In the surrounding area of the building, there is domestic paraphernalia which also adds to the appearance of a domestic dwelling. I am concerned that additional accommodation such as this would only exacerbate the appearance of a residential dwelling. 

Notwithstanding that, an assessment was made with regards to the subservience of the annexe building in comparison to the application property of Sandy Bank Cottage. The total floor space for the existing dwelling of Sandy Bank Cottage is 130m2 (including both the ground floor and first floor elements). In comparison, the total floor space for the existing annexe building is 126m2, whereas with the addition of the orangery extension, that would be a further 31.5m2, making the total floor space at 157m2. The purpose of an annexe is to create additional ‘modest’ level accommodation, whereas in this circumstance the existing annexe - in combination with the proposed development - would actually provide more accommodation that that of the application property in which that annexe should be ancillary and subservient to. This assessment demonstrates that the proposal would dominate the immediate area and create an unsympathetic, prominent building within the AONB and open countryside landscape. 

	Observations/Consideration of Matters Raised/Conclusion:

Accordingly, the proposal for additional accommodation goes beyond the level of ‘modest accommodation’ and exaggerates its appearance as a residential dwelling and would no longer appear ancillary to the main dwelling of Sandybank Cottage.  With this in mind, the proposal would be contrary to Policy DMH3, which restricts development of residential dwellings within the open countryside.  
It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be refused.


