
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/JS

	Application No: 
	3/2004/1115/P

	Development Proposed:
	CONSERVATORY AND GARAGE EXTENSIONS AT 90 REGENT STREET, WADDINGTON

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	Four letters have been received in which the following objections are raised.

1.  Loss of light to neighbours.

2.  Repositioning of lamp post will mean that light will shine directly into neighbouring property.

3.  Increase in traffic as access to the property shifted from Regent Street to Beechthorpe Avenue.

4.  The garage extension would be built on neighbouring property/land.

5.  Disturbance to residents as result of construction works.

6.  Extensions are not in keeping with the property and Conservation Area.

7.  The proposals will obstruct the right of way through the property.

8.  Loss of privacy.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policy G1, H10, SPG “Extensions and Alterations to Dwellings”– loss of light to neighbouring property.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The garage element of the scheme has been amended to include a pitched roof.  The original scheme featured a garage with flat roof and conservatory in place of the existing outbuildings.  The property is within the Waddington Conservation Area and is generally in a poor state of repair.  The alterations proposed are to the Beechthorpe Avenue elevation of the property which is regarded as the rear elevation.  The dimensions of the garage following amendments are 5.7m x 4.8m x 3.9m to the pitch, whilst those of the conservatory are approximately 4.5m x 2.1m x 2.5m to the eaves.  

Given the existing condition of the property and the amendments to the garage roof, I am of the opinion that the extensions are in keeping with the dwelling and the Conservation Area.  The roof of the garage matches the pitched roofs of the existing outbuildings.  A conservatory has been erected at the rear of a property further along Regent Street.

The main issue is the potential impact of the garage extension on the next door property, Ashbrook House, Beechthorpe Avenue.  The garage would attain a height of 3.9m to the pitch and extend 5.7m along the boundary with Ashbrook House.  The dimensions of the existing outbuildings are much more modest.  The neighbouring property has habitable room windows in its side elevation which, it is considered, would suffer unacceptable loss of light as a result of the height and proximity of the garage to these windows.

I consider that the potential for overshadowing to neighbours is reason enough to wish to resist the proposals.  I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 30 NOV 04





TELEPHONE CLLRS:  NO














