
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	
3/2009/0080/P

	Development Proposed:
	Amendment to internal layout of the previously approved scheme (3/2008/0514/P) at Rake Bottom, Read, Burnley, Lancashire, BB12 7RD.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H10 and SPG “Extensions and Alterations to Dwellings” – The proposal by virtue of its scale and massing, is considered an unsympathetic extension to the existing dwelling, that will also have a detrimental impact on the street scene.



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

	Planning permission is sought for a first floor extension over the existing single storey extension to the side of detached property within the settlement of Read. A previous application for a similar first floor extension over the existing single storey extension was approved in October last year, however the applicant now wishes to make an alteration to the scheme.

The previously approved first floor extension was designed set down from the existing roofline of the main property by approx. 0.4m, and in terms of visual amenity, the design of the proposed extension was considered to be in keeping with this type of property, as it was clear that the proposal was subservient to the main dwelling. Indeed, there are other two storey extensions of similar design in the nearby vicinity. 

The scheme proposed within this application requests a first floor side extension that runs directly through at the same roof pitch as the existing property, with no set down. Within the SPG ‘Extensions and Alterations to Dwellings’ it states that ‘Any extension should reflect the character of the original house and the wider locality’ and that ‘Particular care should be taken with any scheme which is visible from public vantage points such as highways’. It also states that ‘As a general rule, any extension should not dominate the original house’. Bearing in mind the above, and that during pre-application discussion regarding the scheme prior to the previously submitted scheme, it was the Council’s view that any first floor side extension should be set lower than the main roof ridge in order to be subservient to the main dwelling, and have minimal visual impact on the streetscene. As such, is still considered that due to the scale and nature of a first floor addition over an existing single storey building, the proposal will create an overbearing and unsympathetic extension that is out of character with the style of the original dwelling, and will give the impression of a row of terraced houses, and by virtue of this, will also have a detrimental impact on the street scene.

As such the proposal is considered contrary to Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance "Extensions and Alterations to Dwellings", and the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 08/05/2008





TELEPHONE CLLRS:  YES / NO


DATE:














