
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0992

	Development Proposed:
	Application for a non-material amendment to planning consent 3/2011/0271P, to allow replacement of the first floor extension above the kitchen with a 45 degree roof pitch (replacing the existing 40 degree roof) and providing additional bathroom and en-suite facilities within the ne roof void. The height of the new eaves and ridge will be significantly reduced from those heights approved at Sunnymede, Ribblesdale Avenue, Clitheroe, BB7 2HZ

	CONSULTATIONS: Parish/Town Council

	 N/A

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	N/A

	RELEVANT POLICIES:

	

	POLICY REASONS FOR REFUSAL:

	This scheme in respect of works to the southern gable is of such a nature that it is not considered appropriate to determine as a non-material amendment given that it would result in potential overlooking of a neighbouring property.

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

	This is a non-material amendment application to secure revisions to the previously approved scheme, approved by planning application 3/2011/0271/P where permission was granted for the demolition of an existing conservatory, the erection of a single storey garden room extension, and a first floor extension over the rear kitchen to provide additional bedroom and bathroom space.  Also approved was the extension of the existing detached garage and alterations to the driveway.  

This non-material amendment application seeks to delete the first floor addition above the kitchen and instead replace the roof of the kitchen with a steeper roof pitch to provide additional bathroom and ensuite facilities within the new roof void.   The height of the extension would decrease from 9.5m to 7.5m and would change from a hipped roof to a pitched roof extension.  The first floor window in the side elevation overlooking the garden area of Sunnymede Cottage, which was required to be obscure glazed by Condition no 4 of the approval would be replaced by 5 no. rooflights.  
A report which went to Planning and Development Committee on the 14 January 2011 explains in detail what criteria the Authority considers must be met for an amendment to be considered non-material.  

Firstly, one of the criteria requires that the amendment must not result in a fundamental change in the design of the building.  I consider that the proposed change in design is fundamental, as the first floor hipped roof addition would no longer take place and would be replaced by a steeper roof pitch on the kitchen extension.  I consider the pitched roof design to be out of character with the main property, which is characterised by hipped roofs on the majority of the existing projections and extensions.  Furthermore, the change in design would in fact render the approved description inaccurate, as the first floor extension over rear kitchen will not be built.

Secondly, this change in design would conflict with the condition as the condition relates to one first floor window.  Although the extension would be approximately two metres lower than that approved, there would still be potential to overlook the garden area of Sunnymede Cottage.  

In considering all of the above, the amendments proposed would result in a fundamental change in the design of the building which would be detrimental to its character and appearance.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: N/A























