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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Two Storey extensions to front, rear and side. Alterations to existing fenestrations. Juliet balcony to rear.

	Site Address/Location:
	27 Pendleside Close Sabden BB7 9DJ

	


	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from 5 individual households/addresses objecting to the application on the following grounds:
· Insufficient parking

· Large scale alteration disproportionate to the neighbouring properties

· Scale of expansion and appearance does not reflect that of the surrounding properties

· Dominate the surrounding area

· Direct impact on neighbours privacy

· Reduced light to houses opposite and to the side

· Side extension will result in an overbearing impact

· Intrusive on privacy

· Loss of light

· The alterations are disproportionate and out of character for the area

· Increased bedrooms will result in increased parking need where there is already insufficient parking

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)

	Relevant Planning History:
No relevant planning history.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is located in a residential cul-de-sac in the south of Sabden. The property is located on a close of similarly designed dwellings and backs onto the local football field. The application dwelling is located within the settlement boundary of Sabden and is also within the Forest of Bowland AONB. The building is faced with stone and roof tiles and has brown UPVC windows. The cul-de-sac is of relatively modern construction which the dwellings along the estate road having a degree of uniformity in terms of their size, scale, design and materials. This adds to the visual amenity of the area.

	Proposed Development for which consent is sought:

The proposal seeks consent for a two storey double pitched roof extension to the front measuring approximately 06.m by 6.3m above the existing garage, with the proposed first floor measuring 6.3m wide and 4.5m deep with an eaves height of 3.8m and a ridge height of 7.5m on both pitched roofs. The proposal also includes a similar extension to the first floor rear elevation of the property with two pitched extensions measuring 7m to the ridge and 3.5m to the eaves 5.8m wide and 4m deep. The two story side extension as proposed will measure approximately 1m by 10m with a ridge height of 7.7m and an eaves height of 3m. The proposal includes a Juliet balcony to the rear master bedroom. 

	Impact Upon Residential Amenity:

Ribble Valley Core Strategy Policy DMG1 states that “development must not adversely affect the amenities of the surrounding area, and provide adequate day lighting and privacy distances”. The side extension will significantly decrease the distance between the application property and the neighbouring property 25 Pendleside Close. The distance between the side elevation of each existing property is currently 4.2m, the extension will reduce that distance to 2.7m. There is a ground floor bedroom window on the side elevation of 25 Pendleside Close facing the application property. The proposed side, front and rear extensions would result in a significantly greater bulk of development when seen from the bedroom window of the neighbouring property and would have an unacceptable overbearing and claustrophobic impact reducing both light and outlook.

While the applicant did offer to insert a Velux window on the neighbouring property this cannot be controlled by a planning condition and therefore will not influence the decision process.

	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials”. Furthermore, development must “consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed in the visual appearance and relationship to surroundings…”.

. 
The application property is located on an estate consisting of similarly designed dwellings of varying sizes. Whilst there is some variation in design, for example a mix of bungalow and two storey dwellings, the style and materials of the dwellings create a homogeneous group of dwellings. It is considered that this uniformity adds to the visual appearance of the area. The proposed alterations will considerably alter the design and appearance of the host property. The introduction of double gabled two storey front and rear extensions and two storey side extension would not be subservient to the original property and would dominate the existing building. It is considered that the proposals would be disproportionate and incongruous additions when seen in the context of the surrounding dwellings of the estate. 
Due to the dwellings position forward within its plot and the proposed changes to the property would be afforded a high level of visual prominence upon approach and within the streetscene. It is considered that the proposed extensions would result in an unsympathetic and discordant addition to the original dwelling that is visually dominant and harmful to the character and appearance of the host dwelling and surrounding area.

	Other Matters:

I note concerns raised regarding the lack of available parking at the property, and the possibility that the proposal will result in even less parking availability. However the applicant has provided plans to increase the amount of available parking across the front of their property to three parking spaces, including the garage this results in four available parking spaces, and as such the Highways Officer raises no objection.

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion I believe that the proposed alterations and extensions will be significantly detrimental to the visual amenity and character of the area as well as negatively impact the residential amenity of the neighbouring property and such the proposal does not comply with Policy DMG1 of the Ribble Valley Core Strategy.

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

	01
	The proposed extensions to the front, rear and side elevations of the property, by virtue of their size, scale and design, would result in a highly prominent and incongruous addition which would be harmful to the character of the host dwelling and surrounding area contrary to Policy DMG1 of the Ribble Valley Core Strategy.



	02
	The proposed development would by virtue of its scale, design, mass and proximity to the neighbouring property 25 Pendleside Close result in a development that would have an overbearing impact resulting in overshadowing and the loss of natural light to habitable room windows. This would be detrimental to the residential amenity of the adjoining property and its occupants and would be contrary to Policy DMG1 of the Ribble Valley Core Strategy.




