Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – REFUSAL


	Ref: 

	Application No: 
	3/2006/0895 

	Development Proposed:
	Store room over existing garage at 50 Knowsley Road West, Wilpshire. 



	CONSULTATIONS: Parish Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The property is a detached two storey house. The proposal is to extend above the existing garage to create a two storey building, with a store room above.

The height of the proposal will be 6.5m at the highest point, being 4.7m at the eaves. 

There is an oak tree to the rear of the garage, within the rear neighbouring ownership, which has a tree preservation order. The proposal would mean that the tree would need to be pruned heavily to allow for the height increase, the crown would need to be lifted and although the tree would cope with the crop; in my opinion, it would visually detriment the tree, and the impact would be significantly harmful to the surrounding area. The tree is a visual feature as you enter Yew Tree Close and to prune it so severely would take away an attractive feature within the street. 

The size and height of the proposed garage is significantly tall and would cause and overbearing impact on the neighbouring properties to the rear. There would be a height increase of 2.5m, which would cause an over dominant feature on the property. 

For the above reasons, I therefore recommend accordingly.  

	SUMMARY OF REASONS FOR REFUSAL:

	The proposal has significant detrimental visual impact on the oak tree to the rear and there would be a significant overbearing impact on nearby residential properties. As such the proposal is contrary to Policies G1, H10 and SPG “Extensions and Alterations to Dwellings”.

	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 20/11/06














