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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed two storey extensions to rear and front and a single storey side extension.

	Site Address/Location:
	8 Back Lane Rimington BB7 4EL

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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



	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received in respect of the proposed development, the comments are as follows:
· The plans are inaccurate and unclear

· Proposed front extension will severely limit parking availability
· Significantly reduced turning for all houses within the shared cul-de-sac 

· Loss of light into neighbouring property and amenity space, including wildlife pond
· Loss of privacy 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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 recent planning history.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a two storey dwelling located on a shared access of Back Lane, Rimington. The application property is a semi-detached dwelling constructed using artificial stone and concrete tiles. The dwelling is located within the defined settlement of Rimington, central to the residential area.


	Proposed Development for which consent is sought:

The submitted details proposed the extension and alteration of the application property as follows:
· Two storey extension to the front, measuring approximately 4.2m by 2m, with a forward facing gable having a ridge and eaves height of approximately 6.6m and 5.4m respectively. The proposed forward facing gable would be faced in stone to match the existing dwelling.
· K-Render the existing front elevation.
· Two storey rear extension, measuring approximately 6.6m by 4m with a maximum ridge and eaves height of approximately 7m and 5.2m respectively. The proposed rear facing gable is proposed to be K Rendered.
· Single storey rear extension to the North East, the proposed rear extension will measure approximately 2.6m wide, maximum 1.7m from the original side wall of the dwelling and extend from the original rear wall by approximately 5.3m. The proposed rear extension would have a maximum height of approximately 3.3m at the west falling to 2.5m to the east. This proposed extension would be clad in horizontal weather boarding.
· Single storey rear extension adjoin the neighbouring property to the south west and will measure approximately 2.5m by 4m, projecting approximately 2.4m further than the adjoined neighbours existing rear extension. This proposed rear extension would have a flat roof with a maximum height of approximately 2.5m. This proposed extension would be faced in K Render.


	Impact Upon Residential Amenity:

The neighbouring properties to the rear of the application property, 5 and 4 Pendle Terrace, Rimington Lane, are located approximately 21m from the proposed rear elevation of the application property, as such it is not considered that the proposed rear extensions will result in any significant measurable negative impact upon the amenities of the occupiers of the aforementioned properties.
When taking account of the topography of the site and its relationship with the neighbour to the north, 12 Back Lane, a significant concern exists with relation to the proposed two storey front extension, and the potential to significantly undermine the residential amenities of occupiers of this dwelling. The application property lies in an elevated position when compare to the neighbour, 12 Back Lane, as a result of the configuration of the site the application property faces directly the rear elevation of the aforesaid dwelling. 
The proposed front extension will bring the built form of the application property approximately 2m further north towards the neighbouring property, resulting in a separation distance of approximately 21m to the rear elevation of no.12 and approximately 9.6m from the rear boundary of this neighbour. Due to the raised level of the application property and the aforementioned distances it is considered that the proposed two storey extension would result in a significant detriment to the residential amenity of 12 Back Lane; with particular regard to elevated overlooking and a loss of privacy, to rear habitable room windows, and the rear amenity space, exacerbating the existing poor relationship between these two dwellings.
The proposed two storey rear extension will extend approximately 4m from the rear wall of the original dwellinghouse. The main built, two-storey, form of the existing dwelling at present extends approximately 4m further south east  from the original rear elevation and approximately 1m further south east than the existing single storey extension of the  neighbouring dwelling, 10 Back Lane, located approximately 3m to the north east. 
The proposed extension will bring the two storey element of the application property further south east by approximately 4m resulting in an expanse of wall projecting approximately 8m from the main rear elevation of the neighbouring property, 10 Back Lane. As a result of the proposed projection of the rear two storey extensions and the orientation and location of the two properties within their plots the proposal is considered to result in a loss of day light and sunlight from the rear elevation and rear amenity spaces of the aforementioned neighbour as well as an overbearing and imposing 8m span of wall within 2m of the shared boundary. In essence the proposed two storey rear extension is considered to result in an unacceptable loss of light, overshadowing and overbearing impact on the neighbour to the east of the application property, 10 Back Lane.
The proposal includes a single storey rear extension to the south western side, following off an existing extension at the rear of the adjoined neighbour, 6 Back Lane. The proposal will project a further 2.4m rearward from the aforementioned neighbouring extension, due to this distance and the existing boundary treatments between the adjoined properties; it is not considered that the proposed single storey extension would result in any significant impact on the residential amenity of the adjoined neighbour, 6 Back Lane. 
The proposed development is considered to result in a significant loss of privacy to the rear facing habitable rooms and amenity space of the neighbouring property 12 Back Lane, as well as a significant loss of light, overbearing and overshadowing on the rear elevation and amenity space of 10 Back Lane. As such the proposed development is considered to result in a significant negative impact to the residential amenity of the aforementioned neighbouring properties. 


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings. 

The LPA does accept that throughout the wider area there is a variety of house types/designs, which reflect the different times/periods that dwellings have been constructed in Rimington and more specifically in the areas surrounding Back Lane. The proposed alterations will considerably alter the design, size and appearance of the host property becoming disproportionate and incongruous when compare to the existing dwelling and neighbouring properties within the cul-de-sac.
Due to the dwellings location set back from Back Lane within a small cul-de-sac the application property is not readily visible from the highway, Back Lane. As such the proposal is not considered to be significantly prominent within the street scene. While the proposal is significantly altering the application property it is not considered that the proposed development will result in a significant impact on the visual amenity or character of the surrounding area, which would warrant a refusal of the application on visual amenity grounds.


	Landscape/Ecology:

A bat roost assessment report was submitted with the application which found no evidence of bats roosting within the buildings and concluded that the application property is considered to be of negligible potential for roosting bats.


	Observations/Consideration of Matters Raised/Conclusion:

In conclusion it is considered that the proposed alterations will be significantly detrimental to the visual amenity and character of the area as well as significantly negatively impacting upon the residential amenities of neighbouring occupiers and as such the proposal is considered to be in direct conflict with Policy DMG1 and DMH5 of the Ribble Valley Core Strategy.


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

	01
	The proposals are considered contrary to policies DMG1 and DMH5 of the Ribble Valley Core Strategy insofar that the proposed front and rear extensions will result in a detrimental impact upon neighbouring residential amenity through a resultant direct loss of light, over-looking and an over-dominant and overbearing impact.


