
DELEGATED ITEM FILE REPORT - REFUSAL
	Ref: AB
	

	Application No: 
	3/2015/0043

	Site:
	30 Blackburn Road, Ribchester, PR3  3ZP

	Development Proposed:
	Proposed single storey extension to the rear.

	Target:
	13th April 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways: The proposal raises no highway concerns and I would therefore raise no objection to the proposal on highway grounds

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring good design

Section 12 – Conserving and enhancing the historic environment

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

	This application relates to the erection of a single storey rear extension at 30 Blackburn Road, Ribchester. The application property is a mid-terraced dwelling located on the south side of Blackburn Road and is faced with red brick, slate tiles and white UPVC window frames and doors. The property is located within the designated Conservation Area and is identified as a ‘Building of Townscape Merit’ in the Ribchester Conservation Area Appraisal, thus establishing that the building makes ‘a positive contribution to the character and appearance of the conservation area’. In determining the application it is important to consider the design of the proposals, its impact upon the character, setting and visual amenities of the conservation area and its effect on the amenities of neighbours.
It is noted that the applicant has not provided all elevational drawings and the application is considered on the level of information provided. The proposed development would be situated to the rear of the application property and as such would not be prominent in the street scene. It would measure 4.77m x 2.91m and would have lean-to roof with an eaves height of 2.8m and a ridge height of 4.65m. It would be constructed of materials to match the existing dwelling with an oak patio bi-fold door on the rear elevation.
The proposed extension would be clearly subservient to the main dwelling and would accord with Core Strategy Policies DMG1 and DMH5. Ribchester Conservation Area Management Guidance identifies the continuing loss of original architectural details and use of inappropriate modern materials as being the principal threat to Ribchester Conservation Area’s special character and appearance. It states that ‘dormers and roof lights should be avoided, unless appropriate to the building, modestly sized and away from the public viewpoint’. It is not considered that locating roof lights on the roof slope of the proposed extension would result in significant harm to the character of the application property or the conservation area given that the extension is single storey and is not highly visible in the public realm. Should consent be granted, the use of conservation style roof light will be required via condition in the interests of visual amenity.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the proposed single storey rear extension would not accord with BRE guidelines and would result in extensive overshadowing of the nearest rear ground floor window of no.29 Blackburn Road. Furthermore, the proposed extension would lead to a loss of outlook, a sense of enclosure and create a tunnel effect from the nearest rear ground floor window of the neighbouring property and would result in an unacceptable impact on the amenity of these neighbouring occupiers. It is noted that a single storey rear extension was approved at nos. 31 & 32 Blackburn Road. However, the application was submitted jointly by these neighbouring properties which removed any potential harm to the residential amenity of the occupiers of both dwellings. Moreover, the rear conservatory at no.35 Blackburn does not appear to have received prior consent from the local planning authority. 

In conclusion, it is considered that the proposed development would not result in harm to the appearance of the existing building and the surrounding area. However, it would result in significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	SUMMARY REASONS FOR REFUSAL:

Contrary to policy DMG1 of the Ribble Valley Core Strategy.


Ribble Valley Borough Council  











DATE INSPECTED: 16/03/2015











Note: This report needs to be read in conjunction with the Decision Notice.








