
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0183

	Development Proposed:
	Two-storey side extension at 26 Mearley Syke, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (LCC) – 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”

	POLICY REASONS FOR REFUSAL:

	G1, H10, SPG – 

· Prominent extension to the visual detriment of the street scene.

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

	This application is a re-submission of a refused scheme for a two-storey side extension to the western gable elevation of the property (3/2010/0619). The previously refused scheme measured 9m x 3.6m x 7.7m in height to the ridge. It was considered that the extension would dominate the original property, not appear as a subservient addition and as a result would appear as a visually prominent addition to the street scene contrary to the Councils SPG ‘Extensions and Alterations to Dwellings’ and policies contained within the Ribble Valley Districtiwide Local Plan. In addition the County Surveyor also raised an objection to the application on the basis of the requirement for three off street parking spaces, which the property would not be able to accommodate as a result of the extension.

This application details again a proposed two-storey side extension with reduced measurements of 7m x 3.3m x 7.6m in height to be constructed of materials to match the existing property. 

The impact of the proposal upon neighbouring residential amenity will be minimal. The property is situated on a corner plot in which its western elevation faces Mearley Syke Road and there are no windows to be inserted to this elevation. The proposed windows at first floor level to the front and rear elevation of the extension will not directly overlook into properties opposite as their relationship to the applicant’s property is at an obscure angle.

The applicant has identified on the plans submitted that there is provision for two-off road parking spaces in front of the property with an additional space in the garage. Whilst no formal comments have been received from the County Surveyor with regards to the revised scheme, it is considered that as the applicant has identified that three off-road parking spaces will be available any impact upon highway safety is considered to be minimal.

The revised application does seek to address some of the previous concerns. The extension will be set back 0.5 metres from the front building line of the property and set down slightly from the main ridge height and thus, on that basis, accord with the Councils SPG ‘Extensions and Alterations to Dwellings’ to reduce the dominance of the extension against the main property. It is considered that the visual impact of the extension upon the appearance of the property is considered acceptable. 

However it is the impact of the development upon the street scene, which is of concern. Upon reviewing the approved application for this part of the site on Highmoor Park there is a very clear pattern to the street scene based on the concept of open spaces. Properties are set back from the roadside to aid the provision of gardens to the front of properties, which face directly onto the main access routes within the estate. In addition, the landscaping to properties on corner plots ensures an open plan aspect by virtue of landscaping predominantly to the side, front and rear, providing visual relief from the built form of the houses.

The applicants property is in a prominent location within the Mearley Syke estate of Highmoor Park and the existing undeveloped area to the western side of the property is considered to be of visual merit to the street scene and typifies the openness of the estate. In its present state it retains an open aspect through the estate as viewed from Mearley Syke both north and south from the public realm.  The development will extend nearer to the main road than the front elevations of the pair of semi-detached properties to the south (Nos. 34 & 32) thus resulting in the extension being readily visible on approach to the property, both north and south and as such the spacious feeling between properties will be lost. As such it is considered that the development will result in a significant intrusion into the street scene and will have a unacceptable visual impact on the open plan nature of the estate conflicting with Policy G1 of the Ribble Valley Districtwide Local Plan which includes a requirement that all developments should provide a high standard of building design which does not adversely affect the amenities of the surrounding area with particular emphasis on visual appearance and the relationship to surroundings.

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

RECOMMENDATION: That permission be refused.
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