	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2018/0645
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	15/08/2018
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

	


	Development Description:
	Application for the variation of condition two, to reduce the size of the extension approved under planning permission 3/2010/0533

	Site Address/Location:
	Withgill Lodge, Withgill Fold, Withgill, Clitheroe, BB7 3LW

	


	CONSULTATIONS: 
	Parish/Town Council

	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:

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2010/0533-Works include the removal of existing previous extensions and outbuildings, plus the re-presentation of the existing two-storey house. Proposed extensions provide a lounge, kitchen/dining room, additional bedrooms, plus ancillary accommodation- Approved with Conditions
3/2018/0442- Non-Material amendment - Reduction in size of extension approved under planning permission 3/2010/0533-Withdrawn.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property, Withgill Lodge, is a detached two storey house in a large curtilage on the south eastern edge of the development of Withgill Fold. The property is in a rural location and is surrounded by open countryside. Withgill Lodge, (according to the Design and Access Statement submitted within 3/2010/0533) was constructed as a house in the early 1900’s. It has been  extended and altered since its original construction with the latest being that approved within 3/2010/0533.
Permission was granted under ref 3/2010/0533 for multiple extensions and alterations, however only the single storey kitchen extension has been constructed, nevertheless the permission remains extant. Additions prior to the extant permission (2010) include a modern conservatory and a long narrow single storey extension that has a timber external finish. This existing conservatory would be demolished as part of both the 2010 application and this proposed amendment.


	Proposed Development for which consent is sought:

The application seeks consent to vary condition number 2 (plans) of previously approved application 3/2010/0533. This permission granted consent for multiple two storey and single storey extensions of which, as mentioned above, the single storey kitchen extension to the west of the dwelling has been constructed. 
The previous approval included the construction of a two storey side/front gable fronted extension to the south elevation which would have extended the full length of the east elevation, however this part of the approval has not yet been implemented. 
This S73 application seeks consent to construct a two storey flat roof infill extension to the south east elevation instead of the aforementioned two storey gable fronted extension. The proposed flat roof extension will extend out from the front section of the existing dwelling by a maximum of 4.4 metres from the east facing elevation, and extend a maximum of 3.1 metres from the south facing elevation. The extension will be faced with sandstone brick work and will have aluminium windows.


	Impact Upon Residential Amenity:

Due to the extension being sited to the south east elevation it is considered that there will be minimal negative impact on the residential amenity of the neighbouring property due to there being no adjacent neighbours to this elevation.


	Visual Amenity/External Appearance:

Paragraph 130 of the NPPF states that permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area. Paragraph 127 states that the LPA should ensure that development is sympathetic to the local character and history of an area.

Key Statement EN2 states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials” and in the sub text comments that “The Council will also to ensure that the open countryside is protected from inappropriate development. Developers should adopt a non-standardised approach to design which recognises and enhances local distinctiveness, landscape character, the quality of the built fabric, historic patterns and landscape tranquillity”.
Policy DMG1 of the Ribble Valley Core Strategy requires development to be of a high standard of 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.
Policy DMG2 states that “development within the open countryside will be required to be in keeping with the character the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting.”
Although a part of the Withgill Fold development, it is accepted that this property is different in design from its neighbours in appearance. To some extent, it stands apart from the other dwellings and is not viewed in association with them, but is seen more as a standalone property. The site is visible from the highway that serves the properties at Withgill Fold, the south east elevation is seen as the most prominent elevation when viewed from the highway albeit partially screened by trees.

The surrounding area is characterised by dwellings that are primarily stone built former agricultural buildings which were converted into dwellings in the 1980’s and 1990’s, whilst retaining their attractive and traditional features. The application property (Withgill Lodge) is a two storey dwelling with a prominent gable feature to the south elevation and is constructed using a mixture of render/stone with a slate roof.
In terms of the design of the proposed two storey flat roof extension, there is no evidence to suggest that the design has been developed to take account of, or has been informed by, site or area characteristics or has had regard to the defining characteristics of the application dwelling with the only common feature between the proposed development and the application property being the sandstone brick work. 
The LPA does accept that this dwelling is different in design and materials to the other dwellings in the surrounding area, however as mentioned above the proposed extension has not taken into account any of the designs seen within the area nor that of the host dwelling. Whilst flat roof extensions were approved within the previous permission is it considered that the previous development approved was a complete remodel of the host dwelling, whereas this proposal only seeks to infill an area at the front of the property. Moreover, the proposed two storey flat roofed extension, because of its revised position, will be more prominently viewed than the previously approved flat roof extension. 

It is considered that the proposed flat roof element of the extension (and the flat roof of brick built links), its siting, its appearance as a disconnected structure and the out of keeping window designs/proportions is not sympathetic to the host dwelling and will result in an incongruous and discordant addition resulting in a significant negative impact on the visual amenity and character of the dwelling and the surrounding area. 

The proposal is therefore considered contrary to Key Statement EN2, Policies DMG1 and DMH5, as well as national guidance contained within the NPPF.  


	Observations/Consideration of Matters Raised/Conclusion:

It is considered that the proposed extension will significantly harm the visual amenity and character of the existing dwelling and surrounding area, and thus the proposed amendment to planning application 3/2010/0533 is not considered to be acceptable. As such it is recommended accordingly.



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

	1
	The proposed development, by virtue of its siting, design and elevational language, would result in an incongruous and discordant form of development that would be of significant detriment to the visual amenities and character of the area and would detract significantly from the character and appearance of the host dwelling. The proposal is therefore contrary to Key Statement EN2, and policies DMG1, DMG2 and DMH5 of the Ribble Valley Core Strategy , as well as national guidance within the NPPF.



