
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0068

	Development Proposed:
	Proposed two-storey side extension, single storey rear extension and detached garage at 56 Redwood Drive, Longridge.

	CONSULTATIONS: Parish/Town Council

	The Town Council of Longridge – This application seems rather large and concerns were raised in relation to scaling issues. However providing this proposal is within the limits, no objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No objection to the application in principle on highway safety grounds. However the garage dimensions are sub-standard in depth….and would not safely accommodate a variety of private vehicles. The site would appear to allow for a minor revision in the layout of the garage…with any proposed changes to be shown on an amended plan.

	CONSULTATIONS: Additional Representations

	Two letters of objection have been received from neighbouring residents who wish to raise the following concerns:

· None of the houses in this cul de sac have detached double garages and therefore it would be out of character with the rest of the properties.

· When we originally bought this property we were informed that the gardens of No. 56 and No. 37 would not be allowed planning permission to build on and this land would remain un-obstructuve and open aspect.

· The estate was planned professionally with sufficient open spaces to provide a pleasing environment. In my opinion the proposed development would encroach upon the privacy and visual aspect of surrounding properties.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

	POLICY REASONS FOR REFUSAL:

	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Loss of open space to the detriment of the visual amenity of the area.

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

	The application relates to the end plot on cul-de-sac Redwood Drive off Willow Parks Lane within the main settlement of Longridge.

Permission is sought to remove the existing conservatory to the side elevation of the property and erect a two-storey side extension with approx. dimensions of 5.2m x 4.5m with a maximum height of 7.3 metres matching the height of the existing property. A single storey extension to the rear is proposed with approx. dimensions of 7.5m x 2.9m x 3.5m in height to the ridge with a sloping roof. A detached garage is also proposed approx. 0.9 metres from the front elevation of the property measuring approx. 6m x 6m x 3.8m in height to the ridge.

In terms of the impact of the extensions upon neighbouring amenity I consider that as the single storey extension would not come forward of the rear elevation to adjacent property No. 54 Redwood Drive any impact upon this property would be minimal. With regards to the two-storey extension I consider that as this property is an end plot and no windows are to be inserted to both the ground and first floor gable elevation and windows at first floor to the front and rear elevation would not directly overlook any residential properties its impact upon neighbouring residential amenity will be minimal. In addition, as the garage will be sited a sufficient distance from neighbouring residential properties I consider that the detached garage would also have minimal impact upon neighbouring amenity.

With regards to the visual impact of the proposed single storey and two-storey extension I consider that as the single-storey extension is to the rear of the property and is screened by an existing boundary fence its visual impact upon the immediate locality will be minimal and as the two-storey side extension is set back from the front buildline of the property by approx. 3.2 metres it satisfies the requirements of the Councils SPG ‘Extensions and Alterations to Dwellings’ and would not dominate this property sited on an end plot.

The proposed detached garage to the front of the property is to be sited upon what is currently grassed open space, which is a similar feature found on other parts of the estate.  I consider that this open land makes a positive contribution to the visual amenity of the estate and as such should be retained. In addition, the rear elevation of the garage would face Willows Park Lane which is currently bounded by an existing railed fence, and as such the garage would mask the front elevation of the property when viewed from this road and would prove to be visually prominent from both the exit of Chaigley Road onto Willows Park Lane and long distance views when travelling on Willows Park Lane. 

As similar areas of open space exist on the estate I consider that the proposal would also set a precedent for similar applications, to the further detriment of the visual amenity of the street scene. 

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



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 23/03/2010


TELEPHONE CLLRS:  NO
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