Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0337

	Development Proposed:
	Proposed two-storey side and single storey rear extension at 16 Hesketh Road, Longridge.

	CONSULTATIONS: Parish/Town Council -  Longridge Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No Objection.

	CONSULTATIONS: Additional Representations -  No representations received.

	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” – Detrimental to the visual appearance of the property and the street scene.

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

	The application relates to a semi-detached property on Hesketh Road cul-de-sac off Barnacre Road within the main designated settlement of Longridge. Consent is sought to demolish the existing flat roofed garage to the eastern gable elevation of the property and erect a two-storey side extension measuring 7.1m x 2.3m x 7.1m in height to the ridge with a single storey lean-to extension attached to the existing single storey rear extension to the dining room, measuring 5.4m x 2m x 3.3m in height. Materials to be used are facing brick to the walls with grey concrete tiles to the roof to match the main dwelling. 

With regards to visual and residential impact of the single storey extension to the rear, the scale, size and design of the proposal is acceptable and is it is to the rear of the property it will not be viewed in the wider locality. The proposal would also have minimal impact upon the amenity of residents residing in properties to either side of the dwelling due to an existing close-boarded fence on the common boundary.

With regards to the proposed two-storey extension I am also satisfied that any impact upon neighbouring residential amenity will be minimal. Windows to the gable elevation of adjacent property (No. 18 Hesketh Road), closest to the extension, are obscure glazed and there are no residential properties directly to the rear of the applicant’s property. However, with regards to the visual appearance of the extension I consider that due to the lack of set back from the front elevation (0.3m) and the fact that the ridge height is only set down from the main dwelling by 0.1m, it will not be viewed as a subservient addition to the main dwelling but result in a prominent addition in the street scene. 

I note that adjacent property, No. 14 Hesketh Road has been granted permission for a full height two-storey extension to the western gable elevation that matches the front building line of the property and that other similar proposals have been granted on this estate. However, in cases where extensions have been approved of this nature they are to properties at the end of a row of properties, thus minimising any ‘terracing effect’. I consider that as this property is visually prominent when entering the cul-de-sac from Barnacre Road, and that properties are to either side, it would result in a visual “terracing effect” and conclude that this aspect of the proposal would be detrimental to the character and appearance of the street scene and property therefore contrary to policy G1 and H10 of the Districtwide Local Plan and the design advice in the Councils SPG Extensions and Alterations to dwellings.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 27/06/2011




















