
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2008/0493

	Development Proposed:
	Demolition of existing garage and rear porch.  Single storey extension to rear to form dining room/sunroom with balcony above, garage and store.  Dormer extension to first floor to front and rear at 33 St Marys Drive, Langho, Lancashire, BB6 8DL.

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish 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

	One letter of objection has been received raising concern about the balcony proposed at the rear.  The objector feels this would be an invasion of privacy as their garden and conservatory will be overlooked from height.

	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 and design 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 the proposed balcony overlooking the neighbours to the serious detriment of the privacy and general residential amenity.

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

	The application relates to a detached bungalow within the main settlement boundary of Langho, as defined by the Ribble Valley Districtwide Local Plan.   

Planning permission is sought to erect a rear and side single storey extension to form dining room/ sunroom, garage and store with a balcony area above, and also for the insertion of a dormer window to the front and rear elevations of the property.  The existing garage will be demolished to make room for the proposed extension.

The proposed single storey rear extension has maximum dimensions of approximately 5.4m x 6.8m x 2.7m in height.  The extension will have a flat roof that will form the balcony area.  A hand rail, measuring approximately 900mm will surround the flat roof extension, the materials of which are not specified.  The side extension, replacing the existing garage, has approximate dimensions of approximately 9.6m x 2.8m x 2.4m.

The front dormer measures approximately 2.8m x 5.1m x 1.9m and will be set down from the main ridge by approximately 0.5m, and up from the eaves by approximately 1.1m.  The front dormer will be set in from the left hand edge of the roofscape by approximately 0.7m and the right hand side of the roofscape by 1.7m.  The rear dormer has also been set down from the main ridge by 500mm and has approximate dimensions of 3.9m x 7m x 2.4m.  The dormer will be set in from either side of the roof by approximately 0.3m. 

The main issues to consider with this proposal are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

In terms of visual impact the scale, size and design of the proposed front and rear dormer extension would be difficult to resist considering they are a dominant feature within the street scene.  The proposed flat roof extension to the rear and side of the property would also be difficult to resist considering the street scene is characterised by a number of detached flat roof garages.

My main concern with this application is therefore the potential impact on neighbouring residential amenity that the proposed works would have.

The properties at the side are bungalows, and the landform slopes downwards towards Whalley Road.  Although there is some overlooking of the properties directly at the side, as existing, the creation of a balcony area on top of the single storey flat roof extension measuring approximately 2.7m high, would seriously affect the privacy of those neighbours by directly overlooking into the gardens and rooms of the properties adjacent and those properties further away.  The property at the rear cannot be seen from the site considering the established boundary treatment at the rear of the garden.  I also have concern about the privacy issues raised from the proposed rear dormer, although it is likely to have a lesser impact considering the neighbouring properties will be viewed obliquely.

I am of the view that the detrimental impact on the privacy of the surrounding neighbours proposed by the creation of a balcony area is considered to be unacceptable; therefore I recommend the application accordingly.

	RECOMMENDATION: That permission be refused.
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