Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0766

	Development Proposed:
	Proposed two-storey extension with single storey extensions to side and rear at 47 Standen Road, Clitheroe.

	CONSULTATIONS: Parish/Town Council

Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No Objection.

United Utilities – No objection to the proposal provided that the following conditions are met: - A water main crosses the site and a diversion of the main at the applicant’s expense, will be necessary.

	CONSULTATIONS: Additional Representations 

No representations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

PPS1 – Sustainable Development

	POLICY REASONS FOR REFUSAL:

	G1, H10, and SPG “Extensions and Alterations to Dwellings”:

· Detrimental to the appearance of the property and the street scene.
· Loss of residential amenity by virtue of overlooking and loss of privacy.

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

	The application relates to a semi-detached property located on a prominent roadside frontage, in which the south-western front elevation and south-east gable elevation prove visually prominent within the street scene. This pair of semi-detached properties and those of the neighbouring semi-detached properties to the east of the applicant’s form part of a group, and due to their orientation the rear elevation of the applicants property and attached property No. 45 Standen Road partially overlook the rear garden areas of No. 49 Standen Road and 1 Moor End.

Permission is sought for a two-storey side extension to the south-eastern gable elevation of the property measuring 3.3m x 7m x 6.6m in height to the ridge with a single storey lean-to extension attached to the gable elevation of this proposal measuring 2.5m x 3.5m x 3.2m in height. To the rear a single storey lean-to extension is proposed measuring 2m x 4.7m x 3.2m in height.

With regards to visual impact and the detailed design of the scheme Policy G1 and H10 of the Ribble Valley Districtwide Local Plan refer to visual appearance and state that ‘proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affects the amenities of the surrounding area’, and also that ‘particular emphasis will be placed upon visual appearance. Development should be sympathetic to existing land uses in terms of its size and nature’. In addition, Policy Statement 1: Delivering Sustainable Development (PPS1) states that ‘design which fails to take the opportunities available for improving the character and quality of an area should not be accepted’. 

The Councils SPG ‘Extensions and Alterations to Dwellings’ in relation to scale states that ‘there should be a good visual relationship between the original dwelling and any subsequent additions, as a general rule any extension should not dominate the original house. Avoid extensions which are bulky and effect the overall mass of the dwelling to an extent where the extension is highly prominent’. With regards to size the SPG states that ‘over-large extensions can dominate the original dwelling, they are also more likely to harm the amenities of neighbours’.

It is considered that due to the design, scale and massing of the extension, the proposal will prove visually prominent within the street scene and will dominate the original dwelling. The width of the original dwelling is approx. 6 metres and the two-storey extension at 3.3 metres in width coupled with the single storey lean-to will extend the built form to the south-eastern side elevation of the property by 5.8 metres. The two-storey extension has been set back from the front building line of the original dwelling by 0.5 metres and set down by 0.3 metres, however it is considered that the amount of set back and the reduction in ridge height is not sufficient to ensure that the extension is viewed as a subservient addition to the main property. Currently there is an intervening distance between the gable elevation of the applicant’s property and the gable elevation of No. 49 Standen Road, which provides a visual break between the two pairs of semi-detached properties. It is considered that due to the lack of subservience and massing of the extension to this gable elevation the proposal will interrupt the pattern of development and prove an incongruous and visually prominent feature within the street scene.

With regards to impact upon the amenity of neighbouring residents the bulk of the extension is towards the south-eastern gable elevation of the property and the single storey extension to the rear will be screened by the close boarded fence on the common boundary between the applicants property and No. 45 Standen Road.  Therefore it is considered that any impact upon the amenity of residents to the adjacent property will be minimal. 

The Councils SPG states that ‘special care needs to be taken when the location of windows is considered. Except in special circumstances windows to habitable rooms at first floor level should be a minimum of 21 metres from any such facing windows in neighbouring houses. It is important to position windows in such a way that direct overlooking of neighbouring garden areas is avoided’. Windows at first floor level to the rear of the applicant’s property currently overlooks the amenity space to the rear of No. 49 Standen Road and partially No. 1 Moor End.  The existing bedroom window to the rear elevation of the property is closest to attached property No. 45 Standen Road. Therefore whilst some overlooking already exists from this window views are mainly directed towards the far end of amenity space to the rear of No. 49 Standen Road and 1 Moor End due to the obscure angle of these properties in relation to the applicants. As the proposed two-storey extension projects beyond the south-eastern gable elevation of the property it is considered that the insertion of a window at first floor level serving a bedroom to the rear elevation of the extension will significantly impinge upon the privacy of residents at No. 49 Standen Road as the proposal will result in built development closer to the rear elevation of this property. As a result, views from the first floor bedroom window to the rear will look directly over the whole of the amenity space of this property and towards (albeit at an obscure angle) the rear elevation, as well as towards the rear garden of 1 Moor End. Therefore the privacy of residents at No. 49 Standen Road in particular due to the impact of overlooking will be significantly affected by the proposal contrary to Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the Councils SPG ‘Extensions and Alterations to Dwellings’.

In consideration of the above, I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 14/12/2011




















