
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2008/0210/P

	Development Proposed:
	Demolition of existing garage. Two storey addition and alterations to internal layout of existing dwelling house at Ribblesdene, Greenside, Ribchester



	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council recommends approval of this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Planning Officer (Archaeology): Given that the application site lies immediately adjacent to one of the Scheduled Areas of the Roman fort and vicus (civilian settlement) at Ribchester (Ancient Monument No. 14255), LCAS recommend that the applicants be required to undertake an archaeological watching brief, and that such work be secured by means of a planning condition.



	CONSULTATIONS: Nearby Residents

	No letters have been received within the statutory 21-day consultation period.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Contrary to G1, ENV16, H10 and the adopted SPG "Extensions and Alterations to Dwellings". Overbearing impact, loss of light and will neither preserve or enhance the character or appearance of the building within the Conservation Area.



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

	The application relates to a semi-detached dwelling within the village boundary of Ribchester, and within the Ribchester Conservation Area as defined by the Ribble Valley Districtwide Local Plan. Planning permission is sought to demolish the existing garage to the rear of the site, and erect a two storey, flat roofed extension to the side and rear of the property, a single storey kitchen and conservatory extension to the rear and a single storey side extension incorporating a porch and ground floor toilet. The existing dwelling is stone fronted with a slate roof, with a historical red brick extension at two stories to the rear. The garage to be removed is brick built with a flat roof and of no architectural merit.

In regards to the design, style and massing of the proposed two storey side and rear extension, given the location of the property within Ribchester Conservation Area, Policy ENV16 states, “Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials”. The proposed extension is shown to be built in red brick to match the projection to the rear of the property, however as the extension extends to the side of the property and is visible from the front of the property, it appears out of place in connect with the stone fronted property. In addition, given the flat roofed design of the extension and that its highest point (the top of the parapet wall) is above the eaves level of the existing property, the extension is considered to be an unsympathetic extension out of character with the style of the original dwelling and will neither preserve or enhance the character or appearance of the building within the Conservation Area.

With regards to any potential impact on the neighbouring properties, given that the proposed two storey side and rear extension will be approx. 6.5m high, within 1.4m of the boundary with the adjacent property Lynton, it is considered that the extension will create an overbearing and dominant form close to an existing conservatory on the boundary, causing a loss of light to this habitable room, that will be to the detriment of the residential amenity of this property.

As such, the approval of this application would thus be detrimental to the visual amenities of the area. It is therefore recommended that this application be refused.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 01/05/2008





TELEPHONE CLLRS:  YES / NO


DATE:














