
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0698

	Development Proposed:
	Demolish the existing garage and build a two-storey side extension at 24 Stubbins Lane, Sabden.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – Recommends refusal of the application on the following grounds:

· The proposed development would see the removal of the garage from use and the addition of a fifth bedroom. This would require the provision of a minimum of three off road parking spaces of a suitable dimension. As the proposed development is increasing the size and potential activity to this site, the provisions for off street parking are insufficient and would result in residential vehicles being displaced…to the detriment of highway safety.

	CONSULTATIONS: Additional Representations

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development Within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

	POLICY REASONS FOR REFUSAL:

	G1 - Detrimental impact upon highway safety.

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

	The application relates to a detached property on a corner plot facing onto the west side of Stubbins Lane, with Wesley Street to the north and St Nicholas’s Church to the north-east within the main settlement of Sabden. The property lies within the designated Conservation Area of Sabden and within an Area of Outstanding Natural Beauty.

Permission is sought for the removal of the existing single storey garage extension to the northern gable elevation of the property and the replacement with a two-storey side extension measuring 6.9m x 3.2m x 7m in height to the ridge. Materials to be used are to match those of the existing property.

I consider that the impact of the proposal upon neighbouring residential amenity will be minimal. The proposed northern gable elevation of the extension is to have no windows inserted ensuring no loss of amenity to residents on Wesley Street and views from the proposed balcony will look directly over fields to the east.

In terms of visual impact I consider that the scale, size and design of the proposal is acceptable and as the ridge height of the two-storey extension will be set down from the main ridge height by 0.5 metres and set back from the front building line by 0.6 metres it satisfies the requirements of the Councils SPG on ‘Extensions to Alterations and dwellings’ ensuring that the extension is viewed as a subservient addition in the street scene. I consider that as the properties on this row of Stubbins Lane are of modern design and materials it is considered that the extension will not have a significant detrimental impact upon the character and appearance of the Conservation Area, the Buildings of Townscape Merit to the north on Wesley Street nor on the Area of Outstanding Natural Beauty.

With regards to highway safety the County Surveyor has raised an objection to the application. He considers that the removal of the existing internal garage and the addition of a further bedroom to the property will necessitate the requirement for three off street parking spaces. The property as proposed cannot accommodate this provision, thus resulting in vehicles being displaced onto Stubbins Lane and possibly Wesley Street. This coupled with the number of turning movements as a result of activity associated with St Nicholas’s Church and others at this junction throughout the day will lead to conditions to the detriment of highway safety.

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

RECOMMENDATION: That permission be refused.
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