
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2007/0697/P

	Development Proposed:
	Proposed two-storey side extension and rear garden room (Re-submission) at 18 Redwood Drive, Longridge, Lancashire for Mr M. Armitage.

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	One anonymous letter has been received by the Department that raises the following points of objection;

· When the houses were built, they were designed to maximise the plot occupied. The proposed building work would mean very little garden left, and just a sprawling, out of character house,

· The proposal is over dominant and has visual impact on the neighbouring properties which is unacceptable,

· The extension is not a necessity since the property is occupied by a middle aged couple, and

·  Surely this will set a precedent by permitting this unsightly and unnecessary building work, and approval would open the floodgates for further inappropriate development.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	REF-13
 The proposal by virtue of its design, scale and massing, is considered unsympathetic to the existing dwelling and would result in the loss of the visual gap between the application building and no. 20 Redwood Drive, and is therefore contrary to Policies G1, and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings".



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application is a re-submission of a previous refused application for a similar proposal. The detached dwelling lies within the settlement boundary of Longridge as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). Planning permission is again sought for a two-storey side extension in order to create a master bedroom with an en-suite and dressing area at first floor, and a larger kitchen with a new lounge area at ground floor level, and a new conservatory to the rear of the property.

The proposal as previously refused was for a two-storey front and side extension that had two dormer style windows at first floor level, a chimney on the gable end and projected from the front elevation by approx. 5m. This proposal seeks permission for an extension that projects 4m from the front elevation, with one dormer style window at first floor and no chimney. Whilst being an improvement on the previously refused application, it is still considered that the proposed two-storey extension by virtue of its size and location will result in the loss of the important visual gap on the streetscene between the application site and no. 18 Redwood Drive. In addition, it is still considered that the proposal by virtue of its design and scale will create an overbearing and unsympathetic extension that is out of character with the style of the original dwelling. 

Also, with regards to the size of the extension, the Council’s SPG Guidance states that that as a guide, properties should be extended to a maximum of 75% of the original size. The proposed extensions to the property will increase the size of the property by approximately 80%.

Bearing this in mind, and that the application does not comply with the relevant policies, the approval of this application would thus be detrimental to the visual amenities of the area and to the streetscene, and it is therefore recommended that this application be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 07/08/2007





TELEPHONE CLLRS:  YES / NO


DATE:














