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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed garden room building with ancillary store to front garden. Resubmission of 3/2020/0379.

	Site Address/Location:
	95 Whalley Road, Read. BB12 7RP

	

	CONSULTATIONS: 
	Parish/Town Council

	Read Parish Council consulted by email on 22/9/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways consulted on 22/9/21 – no objections.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Key Statement EN1 – Green Belt
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2017/0795:
Raise height of roof and extend roof and remove chimneys. Erection of extension to rear and side. Insertion of dormers to front and roof lights to rear (Approved)

3/2020/0379:
Proposed garden room building with ancillary store to front garden (Refused)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Read. The property consists of render, slate roof tiles and grey aluminium doors and windows. The property’s front garden consists of a sloped tarmac driveway encompassed by a two tier tarmacked layout. The proposed outbuilding is to be sited within the lower tier of the front garden which adjoins to the lower end of the sloping driveway. The property is situated within a row of houses located on the Southern side of Whalley Road just outside of Read village centre.


	Proposed Development for which consent is sought:

Consent is sought for the construction of an outbuilding within the property’s front garden. The proposal is an identical resubmission of a previous planning application which was refused planning consent on the grounds of adverse impact upon visual amenity. 


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. 

The proposal site is situated in the designated Green Belt. National planning legislation places considerable emphasis on the protection of greenbelt land with the primary aim of keeping green belt areas open wherever possible. 

Green Belt areas are assigned optimum levels of protection from all types of development. The NPPF states that development proposals in Green Belt areas should be regarded as unacceptable unless they fall within the definition of specific exceptions which are detailed in para 145 of the NPPF. With specific regard to building alterations and extensions, paragraph 145, part C of the NPPF states that: 

‘A local planning authority should regard the construction of new buildings as inappropriate in the Green Belt. Exceptions to this are the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building.’ 

Moreover, Key Statement EN1 of the Ribble Valley Core Strategy states that ‘the overall extent of the Green Belt will be maintained to safeguard the surrounding countryside from inappropriate encroachment.’ 

There are no specific definitions within the NPPF framework or RVBC Core strategy in relation to what constitutes ‘disproportionate’ and ‘inappropriate encroachment’ however the generally accepted approach is for an assessment on the increased footprint and volume that the development would create.

Analysis shows that the proposed outbuilding would amount to a footprint increase of approximately 15% on the original property with the relative cubic volume increase being significantly lower than the proposed increase in footprint. Accordingly, it is not considered that the proposed works would be a disproportionate addition to the existing dwelling that would in any way constrain the existing openness of the surrounding Green Belt area.


	Residential Amenity:

The proposed outbuilding includes a window on its Southern front elevation and two windows on its Western side elevation. The front and side elevation windows of the outbuilding would provide views towards the property’s front elevation and into the property’s front garden therefore it is not considered that the proposed works would lead to any loss of privacy for either of the adjoined neighbouring residents.

The outbuilding would be situated approximately 8 metres away to the North-west of the nearest neighbouring property known as No. 95 Whalley road therefore it is not anticipated that the proposal would have any adverse effect upon natural light provision or outlook for any neighbouring residents.

The outbuilding would not be used for residential or commercial purposes therefore disturbances in relation to increased noise or vehicular traffic are not anticipated. 


	Visual Amenity:

No. 95 Whalley Road is situated within a row of dormer bungalow properties on the Southern side of Whalley Road. The properties within this group of housing do not form part of the contiguous area of Read and as such retain a high level of visual prominence due to the fact that they are the only properties situated on Whalley Road between Read and Portfield Bar.

The proposed outbuilding would be situated within the property’s front curtilage with its rear Northern elevation situated in close proximity to the Southern edge of Whalley Road. The outbuilding’s Northern rear elevation and Eastern side elevation would be partially screened by bushes however desktop analysis and photographic evidence show that these elevations would still be partially visible when facing Westwards along Whalley Road. Furthermore, the Western side elevation of the outbuilding would be wholly visible when heading Eastwards along Whalley Road. 

As such, the visual impact of the proposal would be significant in as much that the proposed outbuilding would be highly visible from Whalley Road which itself is a busy thoroughfare linking Read with other settlements to the West. 

The outbuilding would not be over dominant in terms of its height or footprint however it would be something of an anomaly in as much that none of the other properties within the group of dwellings located on the Southern side of Whalley Road contain outbuildings or garages within their front curtilages. As such, the outbuilding would be notable by its individual presence which would be contrary and visually disruptive to the existing spatial layout and pattern of development facing the Southern side of Whalley Road.

Policy DMG1 of the Ribble Valley Core Strategy states that development must ‘consider the density, layout and relationship between buildings, which is of major importance’ however in light of the above observations it is considered that the proposal would be contrary to the aims of the above policy in as much that it would introduce a form of development that would be largely incongruous with and unsympathetic to the existing spatial arrangement and pattern of housing on Whalley Road which in turn would be harmful to the visual amenities of the area.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways have reviewed the proposal and have no objections to the development therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed works would not lead to any loss of privacy, natural light or outlook for any neighbouring residents.

The proposal would not be over dominant in terms of size however it would be visually prominent and disruptive to the existing spatial layout and pattern of housing on Whalley Road which in turn would be harmful to the visual amenities of the area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


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

	01
	The proposal is considered to be in conflict with policies DMG1 and DMH5 of the Ribble Valley Core Strategy in as much that the proposed outbuilding would be an incongruous and unsympathetic addition to the original property and due to its visual prominence would be harmful to the visual amenities of the surrounding area and immediate street scene.
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