
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0395

	Development Proposed:
	Proposed two-storey extension. Re-submission at 3 Nightingale Close, Calderstones Park, Whalley.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – Objects to the application for the following reasons:

· The proposed dimensions of the property will result in the creation of a larger frontage which intrudes ever closer to the next door neighbour.

· The Ribble Valley Strategic plan encourages an increase in more affordable properties in the Ribble Valley. If this proposal is accepted this property will be deemed to be more expensive and thereby a less attractive proposition to those seeking affordable homes.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.

	CONSULTATIONS: Additional Representations

	One letter of support has been received from a neighbouring resident stating that it is an ideal opportunity for a young couple to turn their property into a family home.

	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” – Dominant scale and massing to the visual detriment of the street scene.

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

	The application relates to an end-terraced property on Nightingale Close within the Calderstones Park Estate, Whalley.

This application is a re-submission of a previously refused scheme for a two-storey side extension which measured a total of approx. 9.4 metres in length which included an approx. 1.5m projection from the front building line of the property with a sloping roof x 3.2m in width and approx. 7.5m in height to match the existing ridge height. It was considered that this extension was over dominant to the detriment of the appearance of the property and the wider street scene.

Amendments that have been made to this re-submission include a reduction in the footprint of the extension in which the length is approx. 7.4 metres with a 0.5 metre set back from the front building line, the width at approx. 3.2 and the height at approx. 7.3 metres in which the ridge height is set down by approx. 0.3 metres.

In terms of the impact of the extension upon neighbouring residential amenity I consider that as the window at first floor level to the side elevation of the adjacent detached property is obscure glazed and a distance of 2 metres will remain between the two properties I consider that any impact of the proposal will be minimal. In addition, there is a sufficient distance from any residential properties to the rear ensuring that any impact of the proposal will again be minimal.

The previous application (3/2010/1019) was appealed by the applicant and has subsequently been dismissed by the Inspectorate. This was on the grounds of the harm the reduction in the visual break between the applicant’s property and adjacent detached property No. 1 would have upon the character and appearance of the immediate surrounding.

The comments made by the Inspectorate are to be taken as a material consideration in the determination of this application. 

To conclude, in design terms the re-submission goes some way in satisfying the Councils SPG ‘Extension and Alterations to Dwellings’ due to its set down and set back position minimising the visual effect of the extension upon the appearance of the property. However, I still consider that the massing and scale of this two-storey extension would have a detrimental visual impact upon the street scene by virtue of the loss of a visual break between the applicants property and No. 1 Nightingale Close which I consider to be an important feature of this estate. 

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



	RECOMMENDATION: That permission be refused.
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