
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/JS

	Application No: 
	3/2007/0382/P

	Development Proposed:
	Proposed Two Storey Extension at 9 Fountains Avenue, Simonstone, Lancashire, BB12 7PY for Margaret Lomas.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No formal objections have been made.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its location 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 close to the boundary with the adjacent property no. 7 Fountains Avenue, which would also result in the loss of privacy to the rear garden, and therefore be of detriment to the residential amenity of the occupiers of the neighbouring dwelling.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a detached bungalow within the residential settlement of Simonstone as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). The application seeks to add a two storey extension to the rear of the property, in order to extend both the kitchen and dining room at ground floor, and create a larger bedroom at first floor level.

Whilst the design of the proposed extension blending in neatly with the existing property, there are two main issues to consider when viewing this application, the proximity to the rear boundary and the location of the rear windows at first floor in relation to the rear gardens of the neighbouring properties.

At present there is an approx. 8m gap between the rear elevation of the property and the boundary with no. 7 Fountains Avenue. This will reduced to only 5m with the proposed extension. In addition, the existing first floor bedroom window will become closer to the boundary and due to its location will directly overlook the rear garden area of no. 7. The Supplementary Planning Guidance note ‘Extensions and Alterations to Dwellings’ states that “It is important to position windows in such a way that direct overlooking of neighbouring garden areas is avoided. The degree of harm caused by this will need to be assessed having regard to the individual site”.  As such, bearing in mind the above, it is considered that the proposal will create an overbearing built form close to the boundary with the adjacent property no. 7 Fountains Avenue, which would also result in the loss of privacy to the rear garden, and therefore be of detriment to the residential amenity of the occupiers of the neighbouring dwelling.

In conclusion, the approval of this application would thus be detrimental to the residential amenity of the occupiers of the adjacent dwelling by virtue of its dominating form and the loss of privacy caused by the position of the rear bedroom window. It is therefore recommended that this application be refused.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 04/05/2007





TELEPHONE CLLRS:  YES / NO
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