
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2008/0446/P

	Development Proposed:
	Proposed first floor dormer extensions to front and rear elevations at 18 Langdale Road, Longridge, PR3 3EQ

	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A

Environment Agency – N/A

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 - Residential Extensions

SPG – “Extensions and Alterations to Dwellings”

	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its 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 in that it would result in a terracing effect to the detriment of the established street scene.

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

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

	This application relates to a semi detached dormer bungalow within Longridge.  Planning permission is sought for a first floor side extension above the existing flat roof garage and utility room.

The neighbouring properties are characterised by semi-detached dormer bungalows, each with a single storey flat roof garage.  Between each set of garages is a narrow alleyway that provides access to two separate gardens.  In terms of assessing the appropriateness of the scheme, regard should be had to potential impact on neighbouring amenity and visual impact on the street scene.  

With regard to the impact on neighbouring amenity, although there is a property at the rear I consider that the effect of an additional dormer will be no worse than existing, thus the proposal is acceptable on these grounds.

The principal concern in relation to this application is therefore the effect on the street scene should the works proceed.  There is minimal distance between this dwelling and the neighbouring one with the works only set back approximately 450mm from the existing front roofscape and approximately 200mm below the existing ridge..  Given the close relationship between the respective dwellings there is a concern that approval of these works would set a precedent for other similar proposals that would result in a terracing effect and instead of appearing as two pairs of semis it would appear as a terrace of four units.  There is a very clear pattern to the street scenes and it is considered that the resultant effect would be to the visual detriment of the street scene.  Therefore, having given very careful consideration to this scheme I am of the opinion that the application would be to the detriment of the visual amenity of the area and thus should be resisted.



	RECOMMENDATION: That permission be refused.
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