
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0985

	Development Proposed:
	Proposed addition of a first floor to the existing bungalow at Garden Cottage, Hayhurst Road, Whalley.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No Observations.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received at the time of writing this report.

	CONSULTATIONS: Additional Representations

	No observations received

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

PPS1 – Delivering Sustainable Development

	POLICY REASONS FOR REFUSAL:

	G1, H10, SPG – 

· Incongruous development to the visual detriment of the street scene and detrimental impact upon neighbouring amenity by virtue of overlooking and loss of privacy.

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

	This application relates to a detached bungalow which was granted consent in 1999 (99/0114). The location is what was formerly a garden plot to the rear of two-storey property No. 23 Clitheroe Road and the east of two-storey dwelling Journey’s End, fronting Hayhurst Road within the main settlement of Whalley.

Permission is sought to add a first floor above the existing ground floor footprint of the bungalow resulting in a two-storey property measuring 14.1 metres in length to the rear and front elevation, 8.9 metres in length to the eastern side elevation, 10.2 metres in length to the western elevation and a maximum height to the ridge of 8.8 metres. Materials to be used in the construction of the property are to match those of the existing property.

Considering the location of the property in close proximity to neighbouring properties and the significant change in the proposed design the visual impact of the proposal as well as any impact upon the amenity of neighbouring residents are the main considerations in the determination of this application.

With regards to the impact of the development upon neighbouring residential amenity Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘developments should provide adequate daylighting and privacy’ and the Councils SPG ‘Extensions and Alterations to Dwellings’ with regards to privacy and overlooking states that ‘it is important to position windows in such a way that direct overlooking of neighbouring garden areas is avoided’. 

The proximity of the proposal in relation to neighbouring properties will result in loss of privacy by virtue of overlooking from first floor windows. In particular the proposed first floor window to the eastern side elevation of the property will directly overlook the only amenity space that No. 28 Clitheroe Road enjoys and the proposed window at first floor level to the rear elevation that serves a bedroom will take advantage of uninterrupted views towards the rear gardens on Clitheroe Road.  As such, it is considered that the proposal will have a significant impact upon the amenity of neighbouring residents.

The ridge height of the bungalow is 5.2 metres and the proposed two-storey extension is to measure 8.8 metres in height. Therefore the appropriateness of the scale, design and massing of the proposal within the street scene is to be considered. 

Policy G1 of the Ribble Valley Districtwide Local Plan states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’ and that ‘particular emphasis will be placed on visual appearance’. The Councils SPG ‘Extensions and Alterations to Dwellings’ in relation to scale advises to ‘avoid extensions which are bulky and effect the overall mass of the dwelling to an extent where the extension is highly prominent. In general extensions should respect the proportion, form and detailing of the original house’.

In addition paragraph 34. of PPS1 ‘Delivering Sustainable Development states that ‘design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area …….should not be accepted’.

It is considered that adding an additional floor to the whole of the existing floor plan of the bungalow which measures a maximum of 14 metres in length, resulting in a property measuring 8.8 metres in height will result in a substantially sized property that will not reflect in scale, size or design adjacent residential properties to either side. The massing of the property will also detract from the visual appearance of the street scene.

In view of the above, it is considered that the proposal would dominate the plot size and would result in a prominent addition to the visual detriment of the street scene and due to its proximity to neighbouring residents will have a detrimental impact upon neighbouring amenity. 

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

RECOMMENDATION: That permission be refused.
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