
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2007/0019/P

	Development Proposed:
	Substitution of House Type to replace balcony with extended bedroom and alter garage doors. Amendment to application 3/2006/0243/P (Re-submission) at Plot 5, The Drive, Brockhall Village, Old Langho, Blackburn for G. Watson.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	Objections have been received from 3 nearby residents, raising the following objections;

· The proposed second floor extension considerably reduces light to the rear rooms of no. 8 The Drive,

· Whilst accepting a view has been obstructed by the previous extension, a further 2 storey wall will dominate the rear of the property,

· The proposed double storey rear extension will severely restrict light onto the patio at no. 6 The drive, as Plot 5 is built on land higher than that of No. 6,

· The proposed double storey rear extension is beyond the building line at the rear of the properties,

· The proposed balcony window to the double extension will intrude on the privacy of the adjoining properties, and

· The proposed double storey rear extension will protrude further into the rear garden and ruin the view of the nearby wood as seen from the rear garden of no. 9 The Drive.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy A2 - Brockhall Area Policy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its location, scale, design and massing is considered contrary to Policies G1 and H10 of the Districtwide Local Plan and the Council's adopted Supplementary Planning Guidance on alterations and extensions to dwellings, as it would create an overbearing built form on the boundary with the adjacent property no. 8 The Drive which would also result in further loss of natural daylight, and therefore be of detriment to the residential amenity of the occupiers of the neighbouring dwellings.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the construction of a detached dwelling within the residential settlement of Brockhall as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The house type approved in May 2006 has a garden room to the rear at single storey with a balcony over it. This application seeks to replace this with a two storey element over the previously approved garden room, increasing the size of the bedroom to which it is attached.

As the position of the dwelling on site and its current design have been previously approved, the main issues with this re-submission are whether or not an additional two storey extension will have any further impact on the adjacent dwellings, both in terms of any loss of light or, bearing in mind the location of the property on site, in terms of the extension dominating the adjacent properties.

Whilst the previous application meant that the substitute house type by virtue of its position would have some impact on the occupiers of the adjacent dwelling, it was not considered to be of significant detriment. However, the newly proposed two-storey element of the application will effectively add a further area of wall, measuring approx. 2m wide x 5m high, to the existing dwelling, which, bearing in mind the approved position of the dwelling on site in relation to the adjacent dwelling no. 8 The Drive, will create an overbearing and dominant extension that will detrimentally affect the residential amenity of the occupiers of this property.

With regards to issues raised regarding the potential loss of light to the adjacent properties, the proposed extension will cause some loss of light to the rear garden areas and rooms nearby, however it is considered that due to the dwelling being to the west of no. 6 and to the east of no. 8 respectively, this will not be significant to the detriment of the enjoyment of these rooms or garden areas.

In conclusion, the approval of this application would thus be detrimental to the residential amenity of the occupiers of the adjacent dwellings by virtue of its dominating form and massing. It is therefore recommended that this application be refused.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: January 2007





TELEPHONE CLLRS:  YES / NO


DATE:














