
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2009/0673/P

	Development Proposed:
	Proposed part two storey extension to side elevation to provide additional staircase to allow access to proposed loft/dormer alterations and to incorporate new front entrance at 20 Limefield Avenue, Whalley, Lancashire, BB7 9RJ.



	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

	12 letters have been received from nearby neighbours who wish to object on the following grounds;

· Loss of light,

· Loss of privacy,

· Scale is out of keeping with adjacent properties,

· Design is out of keeping with adjacent properties,

· There is no precedent for a three storey town house type of development in the area,

· Visual impact on the streetscene,

· Proposed dormer will look directly into our bedroom windows,

· Loss of mature trees,

· Noise disturbance if permission is granted, and

· Traffic issues, as a larger house is likely to increase traffic to the property.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”



	POLICY REASONS FOR REFUSAL:

	Contrary to G1, H10 and the adopted SPG "Extensions and Alterations to Dwellings", an incongruous addition to the property to the visual detriment of the streetscene, and detrimental to the amenity of adjoining properties through loss of privacy.



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

	The application relates to a semi-detached dwelling within the settlement of Whalley as defined by the Ribble Valley Districtwide Local Plan. Planning permission is sought to erect a two storey side extension to the property in order to provide an additional stairway to allow access to the loft space, the alteration of the roof shape from a hip to a gable end and the insertion of a larger dormer window on the rear elevation of the roof, which includes a Juliet balcony. There have been a larger number of objections to the proposal, and as such the main considerations are the design of the proposal and its visual impact on the streetscene and the potential loss of privacy/impact on amenity of neighbours.

In regards to the design, style and massing of the proposed extensions, it is considered sensible to first assess the current characteristics of the property and indeed the street on which the property resides. Limefield Avenue consists of a mixture of house types, both semi-detached and detached, however the semi-detached properties all maintain a sense of symmetry as viewed from the streetscene. The property in question mirrors almost exactly the adjoining semi-detached property at present, resulting in a property of symmetrical character that sits well within the streetscene. The SPG ‘Extensions and Alterations to Dwellings’ states “It is generally advisable to follow the existing roof profile (angle of slope) if this in keeping with the area”, and that “if your property has a hipped roof try to repeat this feature in the extension”. It also states, “Any extension should reflect the character of the original house and the wider locality”. Bearing this in mind, the proposal to erect a two storey side extension and alter the roof of the property from a hip to a gable end is considered to be unsympathetic and out of character with the style of the original dwelling, which would significantly effect the simple, symmetrical character of the properties, ultimately creating a front elevation that will have a negative visual impact upon the streetscene at this location, to the detriment of the area, contrary to Local Plan Policy.

In regards to the dormer window on the rear, the SPG states “Dormer windows should be designed to harmonise with the original dwelling in terms of size”, and that “Dormer windows should compliment the character of the original building, with the main roof remaining the dominant feature with dormers set into it”. As such, the dormer window is considered an unsympathetic addition to the property that would be visually detrimental to its character, contrary to Local Plan Policy.

With regards to the potential impact on residential amenity, given that the proposed alteration to the roof is to enable the insertion of a large dormer window on the rear roof slope which also includes the insertion of a large Juliet balcony style opening, it is considered that this large opening within the third storey of property (as viewed from the rear) will create an overbearing and dominant rear elevation that will overlook the rear gardens of both properties to either side, causing a loss of privacy that will be to the detriment of the residential amenity of this property, contrary to Local Plan Policy.

As such, the extensions and alterations are considered to be unsympathetic and out of character with the style of the original dwelling, which would significantly affect the simple, symmetrical character of the properties and also cause a loss of privacy that will be to the detriment of the residential amenity of this property. As such, the approval of this application would thus be detrimental to the visual and residential amenities of the area, and it is therefore recommended that this application be refused.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 28/08/2009





TELEPHONE CLLRS:  YES / NO
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