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	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	Alterations to the rear façade of the property to include removal of windows and doors to be replaced with 3 pane Bi-folds on each floor. Glass balustrade to be erected on the upper two floors. Alteration of rear drain configuration. 

	Site Address/Location:
	11 Painter Wood, Whalley Old Road, Billington, BB7 9JD

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received within consultation period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No comments have been received.

	

	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 EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No Site History.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a terraced property situated on the edge of the settlement boundary of Billington. The property consists of natural stone, with slate roof tiles and timber window and door details. The site is situated to the East of the centre of Billington, along Whalley Old Road, which is lined with terraced dwellings. The site itself is sited on the edge of Greenbelt land, and just falls within the Whalley Conservation Area. 


	Proposed Development for which consent is sought:

Consent is sought for alterations to the rear of the property, including the removal of existing rear timber windows and the installation of Bi-fold doors on each of the three floors, with the top two floors featuring glass balustrades to protect from falls. The sets of doors will measure approximately 2.7m in length and 1.8m in height, with the doors at the second floor being sited at 3.8m, and the doors on the third floor standing at a maximum height of approximately 6.3m. Chosen materials include glass balustrades, along with aluminium effect doors.

Consent is also sought for the reconfiguration of the drainpipe to the left of the proposed Bi-fold doors and to fit with the new location of drains internally. 


	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 within the Whalley Conservation Area therefore consideration will be given towards the effect of the proposal on the historic character of the surrounding area. 


	Residential Amenity:

In terms of residential amenity, the property is situated within a row of terraced houses sited along Whalley Old Road, with a small garden area which is shared between No.15, No.13, No.11 and No.9 Painters Wood.  As a result, these are the neighbouring properties that are considered to be impacted the most due to the proposed development. In regard to loss of light and overshadowing, the alterations proposed to the rear of No.11 will not provide new opportunities for loss of light as the glazed balustrades will not have a footprint, and hence will not extend out from the rear enough to cause an impact concerning absence of light. 

However, due to the small footprint of the shared garden being approximately 50m², and with the rear properties being in close proximity, impact on overlooking and loss of privacy must be addressed. The property No.15 extends by approximately 3m from the rear and features three windows on the side elevation facing in an Easterly direction. Policy DMG1 of the Ribble Valley Borough Council Core Strategy states the importance that all development must “consider the density, layout and relationship between buildings”. The proposal of three Bi-fold doors would be considered to encourage opportunities for overlooking on this neighbouring property, sited just 5m away, with the windows on No.15 providing light to habitable rooms. Consequently, the proposal would result in loss of privacy on this neighbouring dwelling, along with significant overlooking into the shared garden space to the North of the application scheme, contrary to Policy DMG1. 


	Visual Amenity:

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 proposal features the removal of existing windows at the rear and the installation of three sets of Bi-fold doors, with 2 glazed balustrades. These will span approximately 2.7m in length, and a height of 1.8m. The second and third floor windows will be positioned at both approximately 3.9m and 6.3m respectively.

The proposed alterations will be sited to the rear of No.11 Painter Woods. However, due to the topography of the land, with the property being situated at a higher elevation, the Northern side of the property will therefore be seen from Whalley Road, a main highway running into Billington.  The use of glazing and aluminium frames on the rear will be visually jarring with the materials found on surrounding properties and so will be a prominent feature from the main road. Due to the siting of the proposed doors in a rigid and ordered manner, this will contrast from the unique window siting of neighbouring properties in the terrace of Painter Woods. As such, it will be considered an over dominant and unnecessary additions to the existing terraced property, which in turn would ultimately be of detrimental impact to the character of the dwelling itself, along with a harmful aesthetic appearance to the Whalley Conservation Area. 


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways:

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works will not affect the existing parking arrangement on site it is not considered that the proposal will have any undue impact upon highway safety.


	Heritage:

The application site is situated within the boundaries of the Whalley Conservation Area, and so consideration must be given towards the impact the proposal will have on the historic character of the surrounding area. With reference to making decisions on applications for development situated within a conservation area, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “…special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.”

The Ribble Valley Borough Council Core Strategy also emphasizes the importance that all development within a Conservation Area should “respect and safeguard the character, appearance and significance of the area”. 

A Whalley Conservation Area Appraisal was composed in 2005 and discusses the potential threats to losing the historic character of the region through development. One of the threats identified to the area is the “Continuing loss of original architectural details and use of inappropriate modern materials or details” within proposals. It later discusses how many of the unlisted, and some of the listed, buildings in the conservation area have been adversely affected by the use of inappropriate modern materials, including “the replacement of original timber windows with uPVC or aluminium”. 

Regarding the above proposal, the large majority of the built form within a close vicinity is characterised by a combination of natural stone and render, with slate roof tiles and timber window and door features. The introduction of three sets of Bi-Fold doors would result in the loss of the unique window pattern situated to the rear of the property, which is visible along the public realm of Whalley Road. The implementation of these will result in the loss of original architectural details of distinctive small windows, which are uniform in design of the rear of terraced dwellings along Whalley Old Road. 

The use of aluminium door frames which as stated above in the Whalley Conservation Area appraisal is considered to be a major threat to the local character, and the use of glass balustrades on the second and third floors would be deemed an unacceptable use of modern materials which fails to complement the distinctiveness of Whalley. As a result, the proposal would result in the introduction of materials that would be wholly inappropriate, incongruous, and ultimately harmful to the aesthetic and historic character of the surrounding Conservation Area.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal raises concerns regarding residential amenity in as much that the development would have a significant impact regarding increasing opportunities for overlooking and loss of privacy on No.15 Painters Wood, as well as the increase in overlooking in the shared garden area. 

Moreover, the proposed works would be of detriment to both the visual appearance of the property and to the Whalley Conservation Area by reason of the proposal being highly visible and dominant within the surrounding pattern of development with no benefit to outweigh the harm to the visual amenities of the immediate street scene or the local distinctiveness 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 permission be refused for the following reason(s):

	01
	The proposal would result in the introduction of an incongruous form of development that would fail to respond positively to the inherent character of the immediate pattern of development, being of detriment to the visual amenities of the immediate street scene and historic character of the surrounding Conservation Area. As such, the proposal is considered to be in direct conflict with Policies DMG1 and DME4 of the Ribble Valley Borough Council Core Strategy. 


	02
	The proposed development, as a result of its design and proximity to the shared boundary, would lead to significant overlooking and loss of privacy that would have a detrimental effect upon the residential amenities of the neighbouring occupants. This is considered to be contrary to Policy DMG1 of the Ribble Valley Borough Council Core Strategy. 
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