
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2010/0271/P

	Development Proposed:
	Resubmitted application for the demolition of an existing single storey garage/utility building and the construction of a two storey granny annex at Salthill Villa, Salthill Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.



	CONSULTATIONS: Additional Representations

	Three letters of objection have been received which can be summarised as follows:

1.  Severe overshadowing and loss of light to a garden and rooms at rear of the property.

2.  Detrimental impact on neighbouring amenity by creation of a building that would be more intrusive and overbearing than the present structure.  

3.  Over development of the site.  

4. A request that if consent is granted permitted development rights are removed for the insertion of windows/velux as these would lead to a loss of privacy.

5.  It would be a separate self contained dwelling with potentially additional traffic and noise disturbance.

6.  The submitted plans are lacking in detail.

7.  Loss of privacy.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.



	POLICY REASONS FOR REFUSAL:

	G1 – Over dominant and incongruous structure to detriment of visual and residential amenity.

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

	This scheme proposes the demolition of an existing single storey pitched roof garage/utility/storage area and log store and its replacement by a two storey structure to accommodate double garage, gym/utility/storage area and log store at ground floor with living accommodation above (kitchen, sitting area, en suite and bedroom). 

The structure would have an irregular footprint to mirror that of the existing storage space on site with overall length of approximately 13.9m and width of 7.5m in roughly triangular shape that tapers to a point at its southern extreme.  Construction materials are shown as coursed dressed stone under a slate roof (it is questionable however whether the slate would extend across the entire roof given its profile).  The profile of the building is put forward as flat roofed main body (height approximately 5.2m) with a lean-to on both the northern and southern extremes. It lies within the curtilage area to Salthill Villa at its north eastern corner.  To the east is a property known as Howgate which is a single storey dwelling with a flat roofed garage on the immediate boundary with the application site.  To the north lies the single width track of Salthill Road with two storey dwellings to the north of that.  These dwellings front onto Chatburn Park Drive and thus it is their rear elevations and gardens that face towards the proposed development.  They are set at a lower level than the site in question.  

The key matters for consideration in determining this application are the principle of development, highway safety and amenity both visual and residential.  

In terms of principle, the scheme is put forward as a granny annex according to the letter in support of the application.  Policy H9 of the Districtwide Local Plan concerns itself with such developments and comments that the proposal must conform to the provisions of Policy G1 of the Plan and must be capable of integration into the main dwelling or use ancillary to the use of the main dwelling when circumstances change.  They should also, generally speaking, only provide a modest level of accommodation.  The structure proposed would provide what could be argued to represent a modest level of accommodation with the building being capable of adaptation at some future date in order to provide a use ancillary to that of the main dwelling.  Thus, I am satisfied that the key elements of Policy H9 are met insofar as they relate to the scale of development proposed but further consideration needs to be given to the scheme’s compliance with the requirements of Policy G1.

Policy G1 of the Plan is a general development control policy that requires all development proposals to provide a high standard of building and design and guards against adversely affecting the amenities of areas surrounding proposals.  The design of the building put forward under this proposal is somewhat unique.  A previous submission made under 3/09/1028/P for a more traditionally designed two storey annex was withdrawn due to concerns expressed over its potential impact on neighbouring properties.  As stated previously there are dwellings set to the north of the site at a lower level and this difference in levels needs to be borne in mind when considering any development on the site in question.  The scheme now put forward has an overall height of approximately 5.2m when measured at the southern end of the site which, according to the applicant, is only 256mm higher than the existing building.  Therefore, whilst attempts have been made to address any scale issues the overall design that this has resulted in is far from traditional.  In order to gain the maximum height for two storey living, whilst at the same time keeping the overall height of the structure as low as possible, the applicant has come up with a design that shows a flat roof across roughly three quarters of its form.  When viewed from the north east or south west this creates a design that is not sympathetic to existing built form with Policy G1 placing particular emphasis on visual appearance and relation to surroundings.  The solid mass of stone walls would not only prove detrimental to visual amenity but present an oppressive form of boundary treatment with the property known as Howgate to its immediate east.  I am mindful that the height of the proposed structure is similar to that of the existing but it is the profile of it with a central two storey flat roof as opposed to building with original pitched roofs that means the potential impact on surrounding residential amenity is different to that already experienced.  Properties on Chatburn Park Drive, which back on to the site, are at a lower level and I am of the opinion that the works would have an oppressive and overbearing impact on the property which lies directly opposite the site.

Therefore, having carefully assessed all of the above I am of the opinion that the works outlined would result in an over dominant and incongruous element in the street scene which would not only prove detrimental to visual amenity but also have an overbearing and oppressive effect on neighbouring amenity.

I thus recommend accordingly. 



	RECOMMENDATION: That planning  permission be refused.


DATE INSPECTED: 13 MAY 2010





TELEPHONE CLLRS:  YES / NO
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