
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2008/0107/P

	Development Proposed:
	Proposed single storey side and rear extension, new roof and rear dormer extension at 1 Arley Rise, Mellor, BB2 7EU.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – The council raised no objections to the application, with the proviso that:  

1. The dormer to the rear does not infringe upon the property on Stanley Gate.

2. The height of the roofline does not impact upon light to adjoining properties.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	Three letters have been received from properties on Stanley Gate which can be summarised as follows:

1. Over development due to the increase in roof height - 50% higher.  Due to this the property will be out of character with other properties in the area that are all of a similar height.

2. Dormer extensions are generally out of character with the majority of the properties in the immediate are.  An alternative use may be the use of velux windows.

3. The rear dormer will overlook gardens on Stanley Gate leading to a severe loss of privacy.

4. In building the single storey extension problems may arise regarding drainage and possible flooding of properties at the rear.

5. No. 1 Arley Rise is at a higher level than the properties on Stanley Gate.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy H10 – Residential Extensions

Policy SPG – Extensions and Alterations to Dwellings

	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its scale/design/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.  It would result in an overlarge and overbearing development which would have a detrimental affect on the street scene due to its visual impact which would result in the loss of general amenity.

The proposed development would create a precedent for similar developments which would be difficult to resist to the cumulative detriment of the street scene.

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

	The application relates to a detached bungalow on a cul-de-sac within the residential settlement of Mellor as defined by the Ribble Valley Districtwide Local Plan adopted June 1998.  

The proposal seeks to raise the height of the roof and insert a dormer to the left of the rear.  Permission is also sought for a rear and side extension.  The principal issues with this application are the visual impact the proposals will have on the street scene and the impact on neighbour’s amenity.

The first element of the scheme seeks a roof list of approximately 1.5m, which would clearly take the height of this bungalow above that of surrounding properties.  I am of the opinion that raising the profile of No.1 by the amount proposed would bring disharmony to the street scene appearing unduly incongruous.  Next regard should be had to the visual impact when approaching from Hob Green i.e. from the north.   On approach from this direction the relationship of the dwelling with the rest of the street scene at the junction of Arley Rise and Hob Green means that the dwelling is prominent in the wider street scene. Given that the landform slopes away to the south properties on Stanley Gate are already set on a lower level and the dwelling’s relationship with these in the context of the wider street scene needs to be considered.  I am concerned that should approval be forthcoming then this bungalow would be seen above the ridge line of those properties.  Even if this were to be a plain unadorned roofscape I consider it would be out of character with the locality but given that the plan is for a dormer window I feel it would be even more conspicuous and to the detriment of wider visual amenity.  It is also worth noting that under the SPG an upper size limit of 75% increase in floor space is indicated as being acceptable within settlements.  If you calculate the floor space in the roof and dormer the sum equates to roughly a 100% increase, added to the floor space of the side and rear extension the works equate to a 155% increase.  Whilst I am mindful that this is only an indicative size threshold I am of the opinion that the clear visual detriment to the street scene means that a refusal is justifiable.

The second element of the scheme is a side and rear extension measuring approximately 2.6m to the gutters and 5.2m to the pitch.  The rear portion of the extension will have a south facing hipped roof.  The height of this portion will be approximately 2.9m to the gutters and 5.2m to the ridge, only 0.4m less than the height of the roof as existing and given that the distance between the rear of the property before the extension and the properties on Stanley Gate is little over 21m the works would I feel have an adverse impact on the privacy of those residents.  

Therefore, having regard to the above I am of the opinion that the extent of the roof lift proposed would prove detrimental to existing street scene and that the insertion of the dormer would have an adverse impact on the privacy levels currently enjoyed by the property to the rear.  The scheme should, thus, be resisted.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 12/02/2008 & 13/03/2008 
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