
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MB/EL

	Application No: 
	3/2012/0159/P

	Development Proposed:
	Raise the roof to part of the existing house.  Provide a two storey extension for a garage and dressing room/en-suite at 6 Knowsley Road, Wilpshire

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objections.

United Utilities – No objections.



	CONSULTATIONS: Additional Representations

	Neighbour objection: Object on the grounds of overlooking and loss of privacy.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.



	POLICY REASONS FOR REFUSAL:

	The proposal by virtue of its design would result in a development that would have a severely detrimental impact upon the residential amenity of the area.  This would be contrary to Policies G1 and H10 of the Districtwide Local Plan and the Council’s adopted SPG on alterations and extensions.



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

	The development site is a detached dwelling that stands parallel to Knowsley Road.  The dwelling is constructed from brick under dual pitched roofs, consisting of 3 distinct elements.  

The proposed development consists of a two storey extension to the front of the dwelling which would provide garage space on the ground floor and a dressing room and en-suite area at first floor level.  This element would project 6.06m from the existing dwelling and measure 4.72m in width.  This extension would have an eaves height of 2.5m and stand to an overall height of 5.5m.  Various window and door openings are proposed in this extension, including a dormer window at first floor level in the proposed west elevation.  

The second element of the proposed development is to raise the roof height of part of the existing dwelling.  This would allow for the creation of a first floor room that would not be restricted, internally, by the presence of the existing roof slopes.  The current eaves height is 2.4m and the ridge height is 6m.  The proposed development would lift the eaves height to 3.7m and a ridge height of 7.3m.  Within this part of the development a new door opening is proposed in the east elevation with roof lights installed in the roof slope.  In addition, a new first floor window is proposed in the south elevation.  

Having visited the site and considered the proposed plans, I am of the opinion that the proposed development would not adversely impact upon the character and setting of the street scene.  Furthermore, I do not consider that the proposed development would be detrimental to the character and setting of the existing dwelling.

However, I do have serious concerns with regard to the impact the development will have upon residential amenity.  Specifically, the proposed first floor window in the southern elevation.  Due to the topography of the immediate area, the proposed first floor window in the southern elevation would be at a similar level to the private garden area at No 4 Knowsley Road, located to the south of the development site.  This would result in the development directly overlooking the private garden of No 4.  

Having examined this on site, I am of the opinion that this would result in the loss of privacy to the occupants of No 4.  This would be to the severe detriment of residential amenity.

This concern was raised with the applicant via their agent; suggesting appropriate amendments be made to address these concerns.  Amended plans have not been forthcoming; therefore this application will be determined on the basis of the plans originally submitted.

The impact the proposed development will have upon the residential amenity of the area is considered unacceptable.  In view of this and my above comments, I recommend accordingly.



	RECOMMENDATION: That permission is refused.


DATE INSPECTED: 13 June 2012





TELEPHONE CLLRS:  YES / NO


DATE:














