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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed two storey extension including adjustments to rear garden, new dormer window to the Frontage, relocation of entrance door, replacement facade treatments and miscellaneous alterations to the driveway.

	Site Address/Location:
	13 Leys Close, Wiswell. BB7 9DA

	

	CONSULTATIONS: 
	Parish/Town Council

	Wiswell Parish Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways have no objections – request made for updated site plan showing proposed parking arrangement.


	CONSULTATIONS: 
	Additional Representations.

	Additional comments have been received from neighbouring residents in relation to the application however it should be noted that these comments fall within the realm of general observations and do not form the basis of any particular objection.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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

NPPF


	Relevant Planning History:

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Wiswell. The property consists of render with brick, concrete roof tiles and white UPVC windows. The property is situated at the end of a residential Cul-de-sac characterised by a mixture of detached bungalow and two storey properties. The wider area comprises agricultural land and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two storey rear extension, front dormer window and alterations to the property’s driveway.


	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.


	Residential Amenity:

The ground and first floor windows of the proposed two storey rear extension would be sited in an identical position to the property’s existing ground and first floor rear windows with the proposed front dormer sited in a similar position to the property’s existing front bedroom extension window. The plans also indicate that all of the windows proposed for the side elevation of the dwelling would be obscure glazed. 

The proposed two storey extension has the potential to lead to some overshadowing however desktop analysis shows that this would solely occur within the Northern section of the property’s curtilage. Accordingly, it is not considered that the proposed works would lead to any loss of privacy, natural light or outlook for any neighbouring residents.


	Visual Amenity:

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to design and states that extensions should be designed to complement the original dwelling in terms of its scale, massing, style, features and building materials. There are different ways of determining this however the general school of thought is that an extension should be subservient in design to its parent structure.

The existing property comprises a cross gable roof design with a vertical two storey rear elevation. The front elevation of the property comprises a vertical ground floor elevation and a first floor reverse gable bedroom extension which is sited above the property’s garage. 

The proposed two storey rear extension would incorporate a rectangular footprint that would span the entire width of the property’s rear elevation. The extension would comprise sheer vertical side and rear elevations with a flat roof design that would be sited halfway up the property’s rear roof plane well above the eaves of the existing property. As such, the two storey rear extension would read as an unsympathetic, overbearing and incongruous addition to the property by virtue of its overtly bulky and blocklike appearance that would be predominantly at odds with the simple gabled design of the property’s rear roof plane. 

Moreover, the front dormer element of the proposal would comprise a flat roof box design which in turn would be visually at odds with the reverse gable roof design of the property’s existing front first floor bedroom extension. Furthermore, the visual disparity between the proposed dormer and existing bedroom extension would have a noticeable visual impact within the existing street scene by virtue of being sited to the front of the property which is sits at the higher topography of Leys Close above all of the other surrounding properties.

With the above in mind, it is considered that the proposed two storey extension and front dormer would be unacceptable additions to the property by virtue of their massing and design, both of which would be largely unsympathetic to and largely at odds with the visual character of the existing property and prevailing character of the surrounding area.


	Ecology: 

A bat survey conducted at the proposal site on 3/12/21 found no evidence of any bat related activity however vegetation in the vicinity of the property was found to offer potential for nesting birds therefore an additional planning condition would need to be added to any future planning consent in order to safeguard any protected species on site.


	Highways: 

Lancashire County Council have no objections to the proposal however a further request for a revised site plan showing three off street parking spaces for the proposed reconfigured driveway has been made by the LHA. As such, the applicant would need to submit a revised site plan in the event of applying for any future planning consent.


	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 however in this instance it is considered that the proposed extension and dormer window would be largely unsympathetic and incongruous additions the existing dwelling which in turn would be harmful to the unadorned character of the property and at odds with the prevailing character of the surrounding area.

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


	RECOMMENDATION:
	That planning consent 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 works would be a disproportionate, over dominant, and unsympathetic addition to the existing property by virtue of their massing, scale and design all of which would be harmful to the unadorned visual character of the existing dwelling and at odds with the prevailing character of the surrounding area.
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