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	REFUSAL

		

	Development Description:
	Proposed two storey rear extension and single storey side extension

	Site Address/Location:
	12 Beech Drive, Calderstones Park, Whalley, BB7 9RA 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections

	CONSULTATIONS: 
	Additional Representations.

	None received within consultation period 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMH5 – Residential & curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

None 

	


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a detached property located in Whalley. The property benefits from driveway and garage to the side with a garden area to the front and a private garden area to the rear. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a two-storey extension to the rear and single storey side extension to the side. 

The two-storey rear extension will project beyond the rear wall of the property by 3.5m measuring 5.93m in width at ground floor and 8.4m at first floor. The extension will have a flat roof measuring 5.22m in maximum height. The extension will be faced with render with a fibre glass flat roof. At ground floor the extension will have a set of bi fold doors with the roof overhang and at first floor three separate Juliette balconies are proposed. 
The single storey side extension will have a sideward projection of 6.1m including overhang and gradually reduces to 2.2 including overhang in width due to angled boundary wall. The extension measures 6.9m in length and will have a flat roof measuring 2.8m to the top of the roof and 3.1m including the roof lanterns. This extension will also be faced with render with glazing to the front elevation. 

	Residential Amenity:

The application property has two neighbours that are immediately adjacent and therefore both properties have the potential to be affected by the development.  No 14 Beech Drive is sited to the west of the application property and its footprint is set further north of the application site. Due to this the proposed two storey extension will project beyond the rear wall of this neighbour but only by 750mm meaning that the impact in terms of loss of light and overbearing impact is minimal.  Furthermore, the introduction of Juliette balconies on the rear elevation would not result in any further overlooking of the garden area of this neighbour when compared to the existing situation. No windows are proposed to the side elevation that would face this property. 

The neighbour to the north is no 1 Fell View. This neighbour is set further west of the application site therefore the proposed two storey extension would have minimal impact on this neighbour in terms of overlooking as the balconies would only overlook the front driveway of this property and an obscurely glazed window on the gable end of the property. Due to the separation distance between the two properties the development would have negligible impact on this property in terms so gloss of light and overbearing impact. 

	Design and Visual 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 site occupies a prominent position on the estate as it occupies a corner plot. The property is set back quite significantly from the highway it fronts, Beech Drive. The side and rear elevations are prominent elevations when travelling south along Fell View. The application property is a relatively new built property constructed with red brick and like its neighbours is simple in its design and fenestration. 

The two-storey rear extension proposes to extend across the full width of the application property and will have a flat roof that matches the eaves height of the main dwelling. The extension proposes to be faced with render and the rear elevation will be mainly glazing proposing bi folding doors at ground floor and Juliette balconies at first floor. As of result of the scale and design of the extension, the extension would completely subsume the rear elevation of the property significantly detracting from the current simplicity of this property. The existing dwelling is faced with a small section of render within the apex of the front gable, but the main construction material is red brick. As such the introduction of a significant amount of render would not be in keeping with the application dwelling or the wider area. 

Therefore, it is considered that the two-storey extension by virtue of its flat roof design, scale, proposed building materials and its glazing would be seen as an bulky, incongruous and prominent addition that would be out of character with both the property and local vernacular, resulting in an extension that dominates the rear elevation and as a result would also detract from the visual amenities of the street scene and the locality. 

Furthermore, the proposed single storey side extension and roof overhang will project 6m beyond the sidewall of the property and the application property measures 8m in width. When viewed from the front the side extension would be screened by the detached garage that is sited to the front of the property therefore only a small section of wall and the roof would be visible. The side extension would be visible from the side and rear. The proposed extension would exceed more than half the width of the original dwelling as well as extending more than half the width of the depth of the dwelling. This would result in a significant, sizable addition. As well as this despite the front elevation of the extension only being partly visible the introduction of a section of glazing when compared with the fenestration of the main dwelling would be out of keeping with the character and appearance of the original dwelling. Combined with the proposed building materials it is considered that the proposed extension would fail to respond positively to the scale, design and footprint of the application dwelling resulting in an unsympathetic form of development.


	Observations/Consideration of Matters Raised/Conclusion:
Considering the above, it is deemed that the proposed development would not appear as a subservient addition to the main dwelling but would dominate and harm the appearance of the application dwelling. For the above reason I therefore recommend refusal of the application.

	RECOMMENDATION:
	That planning consent be refused for the following reason:

	The proposed extensions by virtue of their overall scale, size, design and proposed building materials would result in a form of development that would appear disproportionate and result in the introduction of a dominant unsympathetic development. As such the proposal is considered to be in direct conflict with the aims and objectives of policies DMG1 and DMH5 of the Ribble Valley Core Strategy.
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