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	Development Description:
	New extension to rear. Loft conversion to create additional bedrooms and additional bathroom. New dormer windows to front and rear of premises. New balcony area above ground floor extension.

	Site Address/Location:
	10 The Hazels Wilpshire BB1 9HZ

	


	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council: object to this application on the following grounds:

· Loss of amenity for neighbouring properties from the proposed balcony

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Whilst Highways would raise no objection to the proposal in principle, the development will see an increase in the number of bedrooms from 2 to 4 consequently Highways would need to see a corresponding increase in the number of onsite parking spaces from 2 to 3. Currently the site has only 2 spaces.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions
National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a detached bungalow located on the edge of the settlement of Wilpshire. The property is bordered by a number of properties No. 4 The Hazels to the east, No. 8 and No. 9 The Hazels to the north and No. 11 and No. 12 The Hazels to the south. The immediate area is suburban in nature and is characterised by single and two storey detached dwellings.  The application property is faced with brick, natural stone and render, roof tiles and white UPVC window frames and doors. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a flat roof rear extension and a hipped roof rear extension. A Loft conversion to create additional bedrooms and an additional bathroom, the erection of a front dormer window and a rear dormer window and the creation of a balcony area above the ground floor flat roof rear extension at 10 The Hazels, Wilpshire. 

The proposed front dormer extension would have a pitched roof and would measure 2.775m in width with a depth of 3.2m. The face of the dormer would project to a height of 2.2m above the plane of the roof of the application dwelling and would have a maximum height of 5.307m. It would include the insertion of bi-folding doors at first floor level and the erection of a glazed Juliet style balcony at first floor level which would have a width of 2.95m. 

The flat roof rear extension would project 4.4m from the rear elevation and have a width of 5.5m. It would have an eaves height of 2.411m and a maximum height of 2.6m. The proposal includes the insertion of three full length glazed panels and a ground floor window to the side elevation of the extension. Above the flat roof extension it is proposed to create a rear balcony area. It is proposed to erect a metal balustrade with glazing around the roofs perimeter to create the balcony area. It would have a width of 5.4m and project 5.1m from the existing roof slope. The proposed rear dormer will includes the insertion of glazed doors with glazing adjacent which would open onto the proposed balcony area. The proposed dormer extension would have a pitched roof and would measure 3.2m in width with a depth of 3.8m. The face of the dormer would project to a height of 2.2m above the plane of the roof of the application dwelling and would have a maximum height of 5.307m. 

The proposed hipped roof extension would project 3.150m from the existing rear elevation and have a width of 5.050m. It would have an eaves height of 2.411m and a ridge height of 3.150m. It would include the insertion of bi-folding doors which open out into the rear garden, a ground floor window to the east elevation of the proposed extension, 3 roof lights to be located on the proposed hipped roof slope and a ground floor full length panel to the west elevation. 

The proposal also includes the repositioning of the front door and the introduction of two first floor windows to the north (side) elevation. The submitted plans indicate that the two windows will be obscurely glazed. 

	Impact Upon Residential Amenity:

With regards to the potential impact on residential amenity of the occupiers of nearby dwellings, there are serious concerns. The projection of the first floor balcony would result in the overlooking of private garden areas of the neighbouring dwelling, providing unrestricted views of No.8 and No.4 The Hazels rear gardens. However, although the property is screened partially by existing trees, shrubs and hedges along the existing shared boundaries. Therefore it would have an unacceptable impact upon residential amenity of the occupiers of No. 8 and No. 4 The Hazels, it would severely injure the level of privacy currently experience by the occupiers of these properties by virtue of the restricted views that would be afforded from the balcony which would induce a feeling of being overlooked. Given the scale of the balcony and the number of people it could accommodate it is likely to result in noise levels that would disturb neighbours, particularly in the summer months. 

The introduction of the first floor bi-folding doors to the front elevation and the insertion of two first floor windows in the gable/side elevation would result in an unacceptable impact upon the residential amenities of the neighbouring properties by virtue of overlooking into their private residential space. It is noted that the submitted plans show that the two first floor windows on the gable/side elevation will be obscured glazed. However, it is still considered that the insertion of these windows will result in the perception of overlooking into the residential space of the neighbouring properties. 

The proposed extension by virtue of the cumulative level of development and the overall bulk, form and scale would result in the overdevelopment of the original dwelling this would have an unacceptable impact upon the residential amenity of the occupiers of the adjacent properties, through overshowing, overbearing impact and loss of outlook from the side/rear garden area of the neighbouring properties. 

The proposed development is contrary to the NPPF which seeks to ensure that new development provides “a good standard of amenity for all existing and future occupants of land and buildings” and Ribble Valley Core Strategy Policy DMG1 which states that any new development must “not adversely affect the amenities of the surrounding area”. It is therefore considered that the proposal will have a detrimental impact upon the residential amenities of the nearby dwellings as a result of its size and siting resulting in an overbearing and over dominant impact, loss of outlook, to an extent that justifies refusing the application. 
In summary, it is considered that the proposed development, as a result of its size, siting and design would have a detrimental impact upon the amenity of neighbouring occupiers by reason of overbearing impact, overshadowing and loss of outlook from the neighbouring garden area.  

	Visual Amenity/External Appearance:

The introduction of the proposed dormer with bi-folding door and Juliet balcony to the front elevation would be highly visible from the public realm and would be a prominent, unsympathetic, harmful addition which would be perceived as being a prominent feature in the streetscene contrary to Policy DMG1 of the Ribble Valley Core Strategy.
The increased mass to the rear of the application dwelling would not harmonise with the application dwelling that would be out of keeping with the existing dwelling and the surrounding area. The size and design of the extension would introduce an alien and incongruous feature which would have a significant detrimental impact upon the visual quality of the existing dwelling and the surrounding area contrary to policies DMG1 and DMH5 of the Ribble Valley Core Strategy. 

Any extension should be well proportioned and sit comfortably with the original dwelling. It should respect the scale and proportions of the original dwelling and should not overwhelm. In order to emphasis a submissive relationship with the original dwelling extensions should be set back and set down from the house dwelling for an easy understanding of what is original and what is extension.

The proposed development by virtue of its size, scale and mass would fail to be adequately subservient to the host dwelling contrary to Policy DMG1 of the Ribble Valley Core Strategy.
The proposed development by virtue of the cumulative level of development and the overall bulk, form and scale would result in the overdevelopment of the original dwelling that would be out of keeping with the scale, form and character of the original dwelling. The proposed development undermines the character of the existing dwelling and the surrounding area and would be detrimental to the amenities and values of the area contrary to policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

It is considered that approval of this scheme would set a precedent for similar developments in the locality which would further compromise the visual appearance of the surrounding area.

	Landscape/Ecology:

A Bat survey was submitted as part of the application 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.

	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, the proposed development by virtue of its siting and design, is an incongruous addition that is harmful to the visual appearance of the application property and the wider area. Further to this the proposed development as a result of its size, scale, siting and height would have a detrimental impact upon the amenity of neighbouring occupiers by reason of overbearing impact, overshadowing and loss of outlook from the neighbouring garden area  Accordingly, it is recommended that the application be refused.

	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposed development by virtue of its scale and siting would result in unacceptable impact upon the residential amenities of adjacent occupiers by virtue of an overbearing impact and loss of outlook. The proposal is therefore contrary to Ribble Valley Core Strategy Policies DMG1 and DMH5

	02
	The proposal is considered contrary to the provisions of Policies DMG1 and DMH5 of the Ribble Valley Core Strategy by virtue of its form and design, resulting in an incongruous addition that fails to be sympathetic to the form and character of the host building, being of detriment to its appearance and the visual amenities of the wider area. 

	03
	The proposed development by virtue of the presence of the first floor balcony, introduction of first floor bi-folding doors to the front elevation and the insertion of two first floor windows on the gable/side elevation would result in an unacceptable impact upon the residential amenities of adjacent occupier by virtue of elevated overlooking and the perception of overlooking into private residential amenity space and the perception of overlooking contrary to Ribble Valley Core Strategy Policies DMG1 and DMH5 


