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	Date Inspected:
	18/5/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Erection of a conservatory to cover the existing open walled (1 to 1.2m high stone walls) terrace over the garage.

	Site Address/Location:
	20 Weavers Croft  Billington  BB7  9NE

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to the imposition of planning conditions

	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

	Relevant Planning History:

3/1996/0434:

Change Of House Type, Erection Of Detached Dwelling With Attached Garage

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located within Billington, outside the settlement of Whalley at the end of Weavers Croft. The property is a detached dwelling, with integral garage with terrace/balcony above and has minimal changes in terms of alterations or additions. 

The property is faced with coursed stone, brown roof tiles and brown upvc windows and doors.

	Proposed Development for which consent is sought:

Consent is sought for the erection of a first floor conservatory over the existing terraced area over the garage to the front of the property. The proposal will extend a further 3.2m in height from the existing garage roof and each elevation will be faced with glazed panels. The total extension would now measure 6.4m long, 6.2m wide and would be a pitched roof glazed extension.

	Impact Upon Residential Amenity:

It is considered that the proposal would have an unacceptable impact on the amenity of occupants at 18 Weavers Croft. As a general rule, there should be a minimum of 21 metres separation distance between facing first floor habitable room windows. The development would be proposing fully glazed elevations for the whole first floor element, there would be approximately 12 metres between the proposed south facing windows and the existing first floor habitable room windows of 18 Weavers Croft and this would have an unacceptable loss of privacy and a sense of overlooking for the occupants of 18 Weavers Croft. 
Although the existing terrace/balcony area offers the intermittent potential for overlooking neighbouring properties, the building of a permanent structure would facilitate the increased use of this area resulting in more frequent overlooking. The applicant has implied that blinds could be fitted to prevent any overlooking into neighbouring properties; however this cannot be ensured and it would be unreasonable and impractical to impose a condition such as this. It has also been noted by the applicant that the neighbours have not objected to the proposal – however, consider the impact on the proposal on any future occupants of neighbouring properties must be considered. 

	Visual Amenity/External Appearance:

Overall, the proposal is considered to have an unacceptable impact on both the character of the immediate area and the existing dwelling. 
Proposals of this nature (i.e. conservatories/glazed extensions) are usually found on the rear elevation of properties and not to the principal elevation and not on first floor level. As a result of its location to the front of the property, the proposal would be a highly visible and prominent addition and would introduce an incongruous feature when compared to the dwellings in the immediate area. 
As this property is already visually prominent on approach from the west off the highway of Whalley Road, the proposal would only augment the prominence of the dwelling and create a fragmented relationship between the application property and surrounding dwellings which are characterised by a high solid to glazing ratio. 
Furthermore, there would be increased visibility of the principal elevation as light emanating from the glazing would make the principal elevation a prominent feature and would cause harm to general character of the area. 
The first floor element would dominate the principal elevation and would result in an unacceptable harm to the visual appearance of the application property and the wider area. As such the proposal would be contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy

	Observations/Consideration of Matters Raised/Conclusion:

Overall, the proposal would be out of keeping with the immediate area and neighbouring properties and is considered that it would adversely alter the character and appearance of the main dwelling. Furthermore, the proposal is considered to have a harmful effect on the amenities of No.18 Weavers Croft in terms of overlooking and loss of privacy. The proposal is considered to conflict with Policies DMG1 and DMH5 it is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be refused 


