
DELEGATED ITEM FILE REPORT - REFUSED
	Ref: AB
	

	Application No: 
	3/2015/0112

	Site:
	Lynwood, Neddy Lane, Billington, BB7  9ND

	Development Proposed:
	Roof lift to create a two storey dwelling.

	Target:
	14th May 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objections

	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 DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework

Section 7 – Requiring Good Design

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

	This application seeks consent for a roof lift of the existing dwelling at Lynwood, Neddy Lane, Billington. The property is a detached bungalow which lies on the north side of Neddy Lane and within the settlement boundary of Billington. The property is faced with brown render with stone plinth, concrete roof tiles and white UPVC window frames and doors. The immediate area is characterised by bungalows or 1 ½ storey dwellings with a variety of designs. In determining the application it is important to consider the visual impact on the host dwelling and surrounding area, its effect on the amenities of neighbours and its impact on protected species and highway safety.
The existing dwelling has a height of around 5.2m. The proposed roof lift would convert the dwelling to a two storey property with a height of 7.5m in order to create additional first floor accommodation. First floor window openings would be introduced to the front and rear. The application also proposes to re-render the property in stone coloured k-rend.
The neighbouring dwelling, Cumbrian and Fairview, are of a matching scale and appearance to the host dwelling and a uniform roof height is present amongst these three dwellings. Travelling north-east along Neddy Lane, Greenfields is a replacement dwelling granted consent in 2009 which resulted in a modest increase in the height of the roof ridge when compared to the original dwelling to form a 1 ½ storey building. As such, the roof of Greenfields projects around 1m above the adjacent properties but is not so prominent so as to be detrimental to the visual amenities of the area. Conversely, the proposed roof lift at Lynwood would increase the ridge height of the dwelling by 2.3m above adjacent dwellings and would have a significant detrimental impact on the rhythm and form of the streetscape. It would dominate the adjacent dwellings and would appear completely out-of-keeping with other properties along this part of Neddy Lane resulting in undue harm to the visual appearance of the area contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.
Whilst the homes to the north of Neddy Lane are not currently visible from Whalley Road, the increase in height resulting from the proposed roof lift may enable views of the roof scape of the application dwelling from Whalley Road. Neddy Lane is an unadopted single track and the number of vehicles using the lane is likely to be minimal. However, Neddy Lane is also a designated public right of way and the application dwelling would appear overly prominent and incongruous if subjected to the proposed roof lift.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, there are no habitable room windows proposed on the side elevations of Lynwood. There would be windows to habitable rooms created in the rear elevation at first floor but these would not provide direct views over the private amenity space of neighbours and the increase size and scale of the dwelling is unlikely to result in significant overshadowing of the private amenity space of these neighbouring dwellings. However, the introduction of first floor habitable room windows to the front elevation would have some impact on The Old Coach House which lies to the south side of Neddy Lane. Facing habitable room windows would have a separation distance of approximately 19m and with views unrestricted it is considered that this would result in harm to the privacy of the occupiers of The Old Coach House contrary to policy DMG1 of the Ribble Valley Core Strategy.
A protected species survey has been submitted which found no evidence of bats using the property and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. Furthermore, it is considered that the proposed development will not be to the detriment of highway safety.
In conclusion, it is considered that the proposals would result in significant harm to the visual amenities and rhythm of the streetscene and would cause detrimental harm to the residential amenities of the occupiers of The Old Coach House through loss of privacy contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

	SUMMARY REASONS FOR REFUSAL
Contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








