
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2009/0156/P

	Development Proposed:
	New loft conversion including construction of rear dormer, new velux rooflights to front roof slope at 2 Pasturelands Drive, Billington.

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – No Objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.

	CONSULTATIONS: Additional Representations

	No representations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 – Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

PPS1 – Delivering Sustainable Development.

	POLICY REASONS FOR REFUSAL:

	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Over dominant and intensive development to the detriment of the visual amenity of the property, the street scene in general and loss of privacy to adjacent neighbour.

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

	The application relates to a semi-detached bungalow which has benefited from previous large extensions for an extended dormer and two-storey extension (04/0190 & 04/1245)

Permission is sought for a flat-roof dormer on the rear roof slope projecting approx. 2.5m from the property, approx. 2.6m in height and approx. 6.2m in length to provide two additional bedrooms.

According to Planning Policy Statement 1 ‘Delivering Sustainable Development’ ‘design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area……………… should not be accepted’. As such, I consider that whilst the dormer extension will be set in from the edge of the roofslope by approx. 2m in accordance with the Council’s SPG ‘Extensions and Alterations to Dwellings it will not be set down from the ridge resulting in an over-dominant extension to what is already a substantial sized property.

I consider that as the property is situated within an estate of predominantly bungalow’s, albeit with dormer extensions, and that the property itself would have been formerly classed as a bungalow the addition of a further dormer extension would result in a substantial sized property of three storeys high to the rear. The result of which will not be in-keeping with the existing street scene and would be to the visual detriment of the locality and set a precedent for similar developments on the estate which would be difficult to resist.

With regards to impact upon residential amenity the property to the rear (No. 1 Meadow Close) has an existing window to the gable elevation serving a bedroom. This window will be facing the windows of the proposed dormer at a distance of approx. 15 metres as this property is at an elevated position to that of No. 2 Pasturelands Drive and will result in overlooking and subsequent loss of privacy to the occupiers of this property.

I therefore recommend that planning permission be refused for the above reasons.

	RECOMMENDATION: That permission be refused due to the inappropriate design and additional massing to the building.
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