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	Date Inspected:
	18/01/2018
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed extension to front and rear, removal of bay window and roof alterations.

	Site Address/Location:
	Kitchens, Bashall Eaves BB7 3NA

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter received from a neighbouring resident who wishes to raise the following concerns:
· Loss of value to their property

· Height and pitch of the roof

· The smooth coloured render – Properties in Bashall Eaves are either stone, rough cast or the odd one painted rough cast

· Charcoal Aluminium windows

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property within the Parish of Bashall Eaves, approximately 4 miles north west of Clitheroe and within an Area of Outstanding Natural Beauty (AONB). No detail has been provided as part of the application to establish when the property was built or as to whether the two-storey bay to the western side elevation and two-storey flat roof rear extension to the dwelling were built at the same time as the dwelling or added as later additions.

	Proposed Development for which consent is sought:
It is clear that the existing property has been modified over the years with the addition of a two-storey curved bay to the western side elevation and a substantial two-storey flat-roof extension to the rear resulting in the property having no relationship in materials, design and appearance to the adjacent property ‘Kitchens Farm’ or the farmhouse and barn of ‘Oakfield House’ 70 metres to the west of ‘Kitchens’.
Extensive works are proposed to the dwelling which is to include:

· The erection of a two-storey piked roof extension to the centre of the front (southern elevation) projecting 0.8m from the property, 4.6m in length and 8m in height to the ridge with a pitched roof. The feature is to be constructed of stone pillars with full height glazing to both floors and in the roof space. The existing windows to the front elevation are to be replaced and the entrance doorway replaced at ground floor.

· Removal of the two-storey bay to the western side elevation and the insertion of two windows with stone heads and cills to the ground floor and one above.

· To the rear, the footprint of the existing two-storey flat-roof extension is to remain at 6.2m x 5.2, however the flat roof is to be replaced with a pitched roof resulting in the maximum height measuring 6.8m. Two piked features are proposed to the eaves with four windows to the rear elevation and none to the eastern side elevation with a garage door to the ground floor on the western elevation.
· A pitched roof two-storey extension is proposed to the rear elevation of the main dwelling in which the eastern elevation is attached to the western side elevation of the larger two-storey rear extension. The footprint of this new extension is to measure 3.8m x 2.3m and 7.8m in height to the ridge to serve as a stairwell with a window at first floor and double height glazing to the western side elevation.

· Fenestration works are to include the rendering of all external walls with stone quoins to some of the building, aluminium frames to the windows and a blue slate roof.

	Impact Upon Residential Amenity:

The existing two-storey flat-roof extension to the rear of the property is in close proximity to the common boundary shared with adjacent property ‘Kitchens Farm’. In my view replacing the flat roof with a pitched roof will result in a marginal improvement to the massing of this part of the existing building. The existing arrangement is not ideal for the neighbouring residents, and whilst acknowledging their comments I consider that the proposal would not make the existing situation any worse. On balance, I am therefore satisfied that the development would have minimal impact upon the amenity of neighbouring residents.

	Landscape / Ecology:

The application is accompanied by a Licensed Bat Survey and Assessment dated October 2017. The site survey found no evidence of bats roosting. With the precautionary mitigation outlined, a significant disturbance and/or the loss of roost sites is unlikely to occur.

	Visual Amenity/External Appearance:

For information, a pre-application enquiry for the proposed works was submitted to the Authority in March 2017 (Ref: RV/2017/ENQ/00012). Concern was raised with regards to the scale and massing of the development and resultant cumulative impact of the works within an Area of Outstanding Natural Beauty. Furthermore, it was considered that the design and amount of glazing proposed to the pitched roof extension to the front elevation would not be in-keeping.  Apart from some slight modifications to the glazing to the front elevation and alteration to the pitch of the rear extension the basis of what was submitted at pre-application stage has been submitted as a full application.

The property affords a high level of visual prominence within the public realm from the main road. 

Policy DMG1 requires development to be of a high standard of building design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style including any impact on landscape character. The application is located within an Area of Outstanding Natural Beauty (AONB) therefore in accordance with EN2 and DMG2 of the Core Strategy development will be expected to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials, whilst also acknowledging the special qualities of the area.

One of the 12 core principles of the NPPF (para 17) is that new development should ‘always seek to secure high quality design’. Furthermore, Policy 131 of the National Planning Policy Framework requires local planning authorities, in determining planning applications, to take account of ‘the desirability of new development making a positive contribution to local character and distinctiveness’. In addition, as per 115. of the NPPF ‘great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty’.
In my opinion, the two-storey addition to the front (southern) elevation to the property by virtue of the pitched roof and amount of glazing will result in a wholly incongruous and unsympathetic addition to the property. The design, scale, appearance and materials used will result in an extension that will appear prominent and not reflect in scale style or appearance other properties within the immediate locality which are generally of solid form and are constructed of random stone.

In my opinion, the existing two-storey flat roof extension to the rear (in which it is unclear as to whether this was a later addition) is a wholly dominant and unsympathetic addition to the property. Whilst the replacement roof would be an improvement upon the existing flat roof design I am of the opinion that the size of the extension, its scale and massing against the main dwelling would not be a subservient addition but would dominate the property and wholly detract from its appearance. Furthermore, the two-storey pitched roof addition to facilitate an internal stairwell due to the variance in roof pitch and size would again in my opinion not appear subservient and add yet more complexity to the dwelling. The cumulative impact of both additions to the main dwelling would result in a wholly disproportionate addition to the main dwelling. The inclusion of full height two-storey glazing to the western elevation would serve to exacerbate the visual prominence of the extension.

Furthermore, rendering all elevations of the property and the inclusion of aluminium windows are materials which in my opinion are not considered appropriate within this locality and would further exacerbate the suburban appearance of the dwelling. 

As a result, the proposed works would result in a property that would appear wholly suburban in appearance which would not be in keeping with the character of the landscape but at odds with the pleasant and rural character of the area contrary to the design principles of DMG1, EN2 and DMG2 of the Core Strategy. The impact of this is only exacerbated by the properties prominent position on the main road.
Taking into account the above, the proposed works would in my opinion be viewed as prominent and incongruous suburban additions harming the visual amenity of the locality in direct conflict with Key Statement EN2  Policies DMG1, and DMG2 of the Ribble Valley Core Strategy.

	Conclusion:

Taking into account the above, it is considered that the extensions and alterations proposed would result in a prominent and incongruous suburban dwelling which would significantly harm the character and appearance of the AONB. It would therefore be contrary to Policy EN2, DMG1 and DMG2 of the Ribble Valley Core Strategy. This policy seeks to ensure, amongst other things, that new development is sympathetic to its context in terms of size, scale and design. It would also be at odds with the Framework which requires good design. 

	RECOMMENDATION:
	That planning consent be refused for the following reason:

	01
	The proposed extensions and alterations by reason of their, scale, height, massing, design, appearance and form, would result in incongruous and dominant features against the main dwelling which fails to adequately reflect the rural character of the locality and neighbouring residential properties. For these reasons the aforementioned development is considered detrimental to the visual amenity of this part of the AONB contrary to Policies DMG1, DMG2, and EN2 of the Core Strategy, as well as national guidance contained with the National Planning Policy Framework.


