
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0569

	Development Proposed:
	Application for a non-material amendment to planning permission 3/2011/0722P, to allow a window in the front elevation to the master bedroom and omit 2no. Velux windows; split window to front elevation lounge and render all elevations of existing house with through render (off-white colour ivory) to match rear extension at 2 Bushburn Drive, Langho, BB6 8EZ.

	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – N/A



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A

Environment Agency – N/A

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – Extensions and Alterations to Dwellings

	POLICY REASONS FOR REFUSAL:

	This scheme in respect of works to the front 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 a previously approved scheme, approved by planning application 3/2011/0772/P where permission was granted for the raising of the existing roof by 1.0m and to create first floor living accommodation and for a single storey rear extension.  One material amendment application (3/2012/0084/P) has already been allowed for the rendering of the rear extension as opposed to using brickwork to match the existing dwelling.  

This non-material amendment application seeks three further amendments.  These amendments are as follows:

1. The insertion of a first floor window within the apex of the roof on the front elevation;  

2. The large window at ground floor level being split in to two; and,
3. Rendering of the whole property in ‘ivory’ colour.

A report went to Planning and Development Committee on the 14 January 2011, which explains in detail what criteria the Authority considers must be met for an amendment to be considered non-material.  

One of the criteria requires that the amendment must not result in any potential overlooking of any neighbouring property.  The proposed first floor window in the front elevation would be within 21 metres of windows on the side elevation of no. 27 Moorland Road which contains window openings.  From my site visit it is apparent that one of these windows serves a kitchen. I consider that these neighbours should be re-consulted, as the window would overlook their property.

With regard the second aspect of the proposed amendment, this involves splitting a large window in to two windows.  This change would not be as in keeping with the original property as the large window approved but I do not consider it would detract from the visual aesthetics of the property so much to state that a new application is required and thus consider that this alteration can be done as non-material amendment.

The final alteration proposed is to change the materials of the proposed extensions from matching brickwork to render painted in an ivory colour and to render all elevations in full.  I have considered this in depth and looked at the neighbouring properties in the immediate locality to form a judgement.  I consider full rendering of the property would appear out of character with the properties immediately surrounding the site and present at the southern end of Bushburn Drive nearest to Moorland Road to the detriment of visual amenities.  I do however, consider partial rendering of the elevations would be in keeping.

In considering all of the above, the first amendment proposed would result in a development which would potentially affect residential amenity and thus this change can not be classed as a non-material amendment due to further consultation with the neighbours considered essential.  The third amendment proposed can also not be classed as a non-material amendment due to the effect on visual amenity.  For these reasons I thus recommend the application accordingly.

	RECOMMENDATION: That the application for these non-material amendments be refused.


DATE INSPECTED: 09 JULY 2012




















