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	Date Inspected:
	N/A
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	1st floor extension raising the roof.

	Site Address/Location:
	21 Paris Ramsgreave BB1 9BJ

	


	CONSULTATIONS: 
	Parish/Town Council

	Ramsgreave Parish Council wish to object to the application offering the following observations: 

The primary objection to the proposed development, once again, remains that it is too large for the site and not in keeping with the street scene. It is still larger than the current property, it goes to the edge of the boundary and thereupon contains a substantial height increase, with accompanying changes to the pitch of the roof. 

This will have a significant impact on the neighbouring property (19), specifically in terms of loss of privacy and loss of light. The proposed overall appearance is not in keeping with the street scene: all other properties fit comfortably within their plots with space between the property and the boundaries. The previous plans granted that were approved in 2016 contained a space of 1.5 metres between the proposed build and the wall of 19 Paris. 

This would allow maintenance of the wall, as well as reducing the impact on light and privacy to 19. There are additional concerns about the impact of the additional cars associated with this development. The initial application detailed parking for six cars, the second and current applications do not refer to parking at all. There are around 20 cars that regularly use Paris, this suggests a potential increase of over 25 per cent, with the associated additional pollution and risk to pedestrians. 

Paris is a narrow lane with serious safety problems at the junction with Ramsgreave Road (which have been a matter of concern for residents for some time). This number of additional cars using Paris means it is more likely a resident will meet another car coming the other way when entering the lane. This will cause further risks at the junction between Ramsgreave Road and Paris.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections to the proposal.

	CONSULTATIONS: 
	Additional Representations.

	Six letters of representation have been received objecting to the proposal on the following grounds:
· Loss of light
· Loss of privacy

· Damage to existing road

· Inadequate access

· Proposed dwelling not in keeping

· Overbearing impact

· Ongoing access issues which will be exacerbated



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EN1 – Green belt

Policy DMG1 – General Considerations

Policy DMG3 – Transport & Mobility

Policy DMH5 – Residential & Curtilage Extensions 

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2019/0213:

Replacement dwelling.  (Withdrawn)

3/2019/0968:

Raising and change of roof style to form first floor and dormers to the rear (resubmission of application 3/2019/0213)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 21 Paris in Ramsgreave. The application property is an existing bungalow dwelling of partial brick and partial render-faced construction.  The dwelling benefits from front of plot parking with vehicular and pedestrian access being provided primary off Paris to the east.  
The site is located in a predominantly residential area being located within then defined settlement boundary for Wilpshire.  The site is bounded to the east by the defined Green Belt (EN1 designation).



	Proposed Development for which consent is sought:

The submitted details seek consent for the remodelling of the front elevation of the dwelling including a first floor extension (roof-lift).  The submitted details propose that the existing eaves height will be raised by approximately 2.35m (from 2.5m to that of 4.85m) with the apex of the main roof also being raised to 7.45m, an increase in height of 2.6m.  It is further proposed that a pitched roof will be introduced in-lieu of the existing flat-roof above the attached side garage of the dwelling.
It is proposed that the dwelling will be faced in primarily render (colour/type to be confirmed) with the primary elevation being remodelled to allow for a more symmetrical, balanced and appearance including stone jamb, head and sill detailing with en enclosed single-storey gable-roofed porch also being proposed at the primary occupier entry point to the dwelling.



	Impact Upon Residential Amenity:

A number of representation shave raised objections on the basis that the proposal will have an undue impact upon neighbouring residential amenity by virtue of direct over-looking, loss of light and an overbearing impact.  In respect of these matters, the proposal will utilise the existing footprint of the dwelling with only the main body of the property being raised in height by one storey.  Given the proposal will respect the existing linear arrangement of the properties to the north it is not considered that the proposal will result in any additional over-bearing or over-dominant impact to a degree that would warrant the refusal to grant planning permission.  In respect of matters of privacy, amendments have been secured that omit any side facing windows to ensure there is no northward or southward direct overlooking of existing dwellings or associated private residential curtilage.
As such, taking account of the orientation of the property and the proposed extensions/alterations in relation to nearby dwellings it is not considered that the proposal will have any undue impact upon existing or future residential amenity by virtue of a loss of light, overbearing impact or direct over-looking relationship.


	Visual Amenity/External Appearance:

The immediate area is typified by a variety of properties ranging from two-storey cottage style dwellings, two-storey semi-detached dwellings and bungalow style dwellings.  The property to which the application relates acts as an intermediate between the two-storey dwellings to the south and the single-storey bungalow style dwellings to the north.  
In this respect it is considered that the raising of the height of the dwelling could be successfully assimilated into the overall visual character of the immediate area given the neighbouring two-storey dwellings immediately adjacent to the south, with the proposal being read as a continuation of these dwellings albeit of a varied elevational language.
Given the mix in style and scale of dwellings within the area and taking account of the revised elevational language of the dwelling it is not considered that the proposed extensions/alterations to the existing dwelling will result in any undue impact or measurable detriment to the character or visual amenities of the area. 


	Landscape/Ecology:

No implications resultant from the proposal.


	Other Matters:

It is noted that a number of representations have raised the issue of increased traffic and vehicular movements which will be of detriment not only to the condition of the existing road but also to that of the safe operation of the wider highway by virtue of the nature of the existing junction.

In this respect it is considered that it could be argued that the vehicular movements resulting from the proposal could remain commensurate with that of the existing dwelling regardless of the increase in bedroom numbers.  Notwithstanding this matter it is not considered that any resultant increase in vehicular movements would to be to such a degree and extent that they would be of any significant measurable detriment to neighbouring residential amenity or the safe operation of the immediate or wider highway network.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval subject to the imposition of relevant planning conditions.


	RECOMMENDATION:
	That planning consent be approved subject to the imposition of conditions.


