
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2009/0257/P

	Development Proposed:
	Two storey side extension and loft conversion with three roof lights at Westholme, Beechthorpe Avenue, Waddington

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations and Statutory Notice

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV1, ENV16, H10 and SPG Extensions and Alterations to Dwellings – inappropriate design to detriment of visual amenities of the street scene, Conservation Area and Area of Outstanding Natural Beauty.



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

	Consent is sought for a two storey side extension to a semi detached dwelling within the Conservation Area of Waddington.  The property is set at the end of a cul-de-sac having an existing single storey side garage which would be demolished to make for these works.  The extension would have overall approximate dimensions of 3m x 8.3m x 8.3m to the apex of its pitch with a single storey rear projection approximately 3.3m x 4.9m x 3.8m in height.  Construction materials shown are render under a tiled roof to match the existing.  In terms of compliance with policy the works have a minimal set down and set back from the existing and would thus, on that basis, accord with the SPG.  It is however with regard to the roof that further consideration needs to be given.  The pair of dwellings presently have hipped roofs with the plan here proposing to form a gable profile to Westholme.  The SPG states that in respect of roof design if a property has a hipped roof this feature should try to be repeated in any extension.  It is considered that the provision of a gable roof to one half of the pair of dwellings would create an imbalance and thus prove detrimental to both the established street scene and Conservation Area and, indeed, Area of Outstanding Natural Beauty in which the property is set.  With regard to residential amenity I do  not consider that the bungalow directly opposite would be adversely affected as there is a separation distance of approximately 30m.  In respect of potential impact on the adjoining dwelling, again I conclude that no significant detriment would be caused.  

Therefore, having carefully considered all of the above it is in respect of the proposed roof profile ie gable instead of hipped as the existing dwelling that I consider the scheme would cause detriment to the visual qualities of the area and thus recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 14 APRIL 09





TELEPHONE CLLRS:  YES / NO


DATE:














