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	13/02/2020
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Demolition of existing detached garage, erection of single-storey extension to side between the gable end of the property and the boundary wall of the neighbouring property.

	Site Address/Location:
	90 Mitton Road Whalley BB7 9JN

		

	CONSULTATIONS: 
	Parish/Town Council

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

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections in principle subject to matters being addressed. 

	CONSULTATIONS: 
	Additional Representations.

	No additional 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 DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2019/1023- Demolition of existing detached garage, erection of larger replacement attached to house. (REFUSED)

3/2007/0856- Single storey rear extension and internal alterations. (Approved No Conditions)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a semi-detached two storey dwelling located on Mitton Road approximately 890m north west of the centre of Whalley, within the defined settlement boundary.


	Proposed Development for which consent is sought:

The application seeks consent for the partial demolition and rebuild of the existing garage to create an adjoined single storey garage measuring approximately 6.6m wide on the front elevation, 4.3m wide at the rear by approximately 7.5m along the side of the dwelling. 

The angle of the application site would result in a wall measuring approximately 8.5m long at the boundary. The proposed extension would have a lean-too mono pitch roof with a maximum height of approximately 3.7m adjoining the dwelling, falling to approximately 2.3m at the eaves to the south.


	Impact Upon Residential Amenity:

Due to the location of the proposed garage on the southern side of the application property, the proposed development will not result in any significant impact on the residential amenity of the the adjoined neighbour to the north, 92 Mitton Road.

The proposal is equally not considered to result in any significant negative impact on the residential amenity of the neighbour to the south, 88 Mitton road, due to the single storey nature of the development and the relationship with this neighbour and the existing detached garage. In comparison with the existing arrangement the proposal would not result in any significant negative impact with the aforementioned dwelling. 


	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”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings. 

The application property is a semi-detached dwelling located within a row of similarly constructed dwellings on the eastern side of Mitton Road. Due to the location of the application property on a slight bend of the highway, 90 Mitton road benefits from a slightly larger amenity space to the front and side as a result of this when compared with the amenity spaces of its neighbours. 

The authority 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 Whalley and more specifically along Mitton Road. However, the front elevation of the proposed garage will benefit from a width of approximately 6.6m (front elevation), compared to the width of the existing front elevation of the original dwelling which measures approximately 5.5m in width. 

As a result, it is considered that the overall width of the proposed garage would result in the introduction of an incongruous, anomalous and disproportionate form of development that fails to respond positively to the inherent proportioning of the host dwelling being of detriment to not only the character and appearance of the property but also of detriment to the character and visual amenities of the area.

Due to the aforementioned location of the property on a slight bend along Mitton road the dwelling benefits from a high level of visual prominence on approach from the south, as such the proposal is considered to be visually prominent and thereby out of keeping and as such would result in a significant detrimental impact to the visual amenity and character of the surrounding area.  It is further considered that the proposed addition would result in a visual unbalancing of the host property.  As such the proposed development is considered to result in a significant negative impact on the visual amenity and character of the host dwelling and surrounding area. 


	Observations/Consideration of Matters Raised/Conclusion:

In conclusion it is considered that the proposed alterations will appear disproportionate and overbearing being of detriment not only to the character of the host property but also to the character and visual amenities of the area, 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 proposed alterations are considered contrary to policies DMG1 and DMH5 of the Ribble Valley Core Strategy insofar that the proposed development, by virtue of its overall scale and design, would result in a form of development that would appear disproportionate and result in the introduction of an incongruous, discordant and unsympathetic addition being of detriment to the character and visual amenities of the area and the inherent character of the host property.
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