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	Decision
	REFUSAL

	

	Development Description:
	Proposed two-storey side extension to existing dwelling. 

	Site Address/Location:
	8 Spring Gardens, Clitheroe Road, Waddington, BB7 3HH

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	No objection subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received in objection which cites the following concerns:

· Loss of light to garden area
· Loss of privacy
· The extension will disturb wildlife
· No other properties within the area have extensions sited this close to another property. 



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2018/0167 - Demolition of existing garage and construction of 2 storey side extension. (Approved with Conditions)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application relates to a two-storey end of terrace dwelling situated within the settlement boundary of Waddington. The property benefits from a single attached lean-to garage with driveway which provides one parking space. The existing property consists of natural stone, slate roof tiles and white UPVC windows and doors, also benefitting from architectural detailing including stone parapet coping, guttering and window surrounds as a result of the dwelling’s 19th century construction. The surrounding area is predominantly residential, with Waddington Brook situated to the South of the curtilage. The site itself is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of two existing garages belonging to both 7 and 8 Spring Gardens and the construction of a two-storey side extension on the South-Eastern elevation of No.8 Spring Gardens. The proposed extension will measure approximately 5 metres in width, extending onto what is currently curtilage of the neighbouring dwelling but remains under the same ownership as the application property. The proposed extension will be around 8.6m in length, marginally set back from the front elevation of the property. The proposed ride height ridge will measure at approximately 7.8m, with the eaves falling to around 5.5m from ground level. Materials proposed include the use of natural stone to the primary front-facing (north-east) elevation, with a K-render finish to the South-East and South-West elevations, natural slate roof tiles and white UPVC details to the doors and windows. 

This application follows a previous application under planning reference 3/2018/0167 which was approved in November 2018 for the demolition of an existing garage and construction of a two-storey side extension of smaller proportions. 


	Residential Amenity:

The proposed extension is to be positioned off the South-Eastern elevation of the application property, consequently having most impact upon the neighbouring property known as 7 Spring Gardens further to the south-east, which features a window serving a habitable room on the adjacent side elevation of the property. This property is situated approximately three metres from the existing single-storey garage on the side elevation of the application property, with a separation distance of 6 metres between the neighbouring window and the existing first-floor element of the application property.

The proposed scheme seeks to reduce the separation distance between properties considerably and would introduce a two-storey side extension within one metre of the adjacent window of a neighbouring property. If implemented, the extension would be an over dominant addition relative to its surroundings and lead to a sense of enclosure for the residents of the neighbouring property as a result of the height and reduced separation distance between properties. 

This, in addition to inflicting a loss of light and thereby having an overshadowing effect upon the neighbouring property, would conflict with policy DMG1 of the Ribble Valley Core Strategy which states that all development must ‘provide adequate day lighting’, ‘not adversely affect the amenities of the surrounding area’ and ‘consider the density, layout and relationship between buildings’.  

The property situated to the rear of the residential curtilage is No.4 Queens Way. A letter of representation has been received with concerns regarding loss of light to the garden area and the proposed windows on the first-floor rear elevation will encourage overlooking onto their property. A separation distance of approximately 16m between the proposed extension and this neighbouring property is considered acceptable, and as there are existing windows to the rear elevation of the original dwelling of a similar scale and siting to the fenestration proposed on the rear elevation of the proposed extension, the development is not considered to detriment the residential amenity of this property in respect of overlooking.


	Visual Amenity/External Appearance:

The application dwelling is located at the end of an attractive row of three terraced properties along Clitheroe Road. Despite not falling within Waddington Conservation Area (approximately 80 metres north of the site), the application property is likely to have been constructed in the late 19th century and 
inherits many of the architectural qualities which characterise the village by virtue of its homogeneity in scale, materials and architectural detailing. Set back from Clitheroe Road with curtilage to the front of each of the three terraced dwellings, their collective contribution toward the existing street scene is deemed to be significant. 

In a departure from the previous consent, the proposed scheme attempts to utilise adjacent curtilage belonging to 7 Spring Gardens (also in the applicant’s ownership) to form a larger two-storey extension off the South-Eastern elevation of the application property than previously approved. This will involve the demolition of garages belonging to both 7 and 8 Spring Gardens respectively to form a side extension approximately 5 metres in width, requiring the movement of an existing curtilage boundary wall between the two properties and reducing the separation distance between properties to less than one metre.

The proposed width of the scheme, in combination with a ridge height just 0.5 metres below the host property and marginal set back from the principal elevation, would collectively result in a highly visible addition to the existing property which would appear over dominant and largely incongruous within the immediate street scene. Consequently, the proposal fails to ‘consider the density, layout and relationship between buildings’ as required by policy DMG1 of the Ribble Valley Core Strategy and would be an unsympathetic development relative to the immediate street scene. 

Moreover, the massing of the proposed extension is deemed to be well in excess of that which would achieve subservience to the host property and proposes an unjustifiable increase in the footprint of a traditional terraced property which would negatively impact upon the dwelling’s contribution toward the visual amenities of the area. 

Notwithstanding the use of some materials to match those in situ, the proposed development fails to successfully or positively reflect and subsequently undermines the unique architectural character of the host property through the loss of symmetry between neighbouring properties 9 and 10 Spring Gardens, in addition to a failure to acknowledge or replicate the architectural detailing of the host property within the proposed design. This again results in a conflict with policy DMG1 of the Core Strategy in addition to paragraph 130 of the National Planning Policy Framework which requires development to be ‘sympathetic to local character and history, including the surrounding built environment and landscape setting’.


	Landscape/Ecology:

A protected species survey was conducted on 22/03/2022 and found no evidence of bats roosting within the building, and as a result the proposal would be unlikely to affect bats or their roosts. 


	Flooding:

The application site is situated within the boundaries of a Flood Zone 2 and 3, and as such a Flood Risk Statement has been submitted as additional information. Waddington Brook is situated approximately 20m from the proposed extension, and as such mitigation measures would be conditioned as necessary. 


	Highways:

Lancashire County Council Highways have been consulted on the proposed scheme and raise no objection to the proposed development subject to imposition of appropriate conditions should consent be granted.


	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 refusal.


	RECOMMENDATION:
	That planning permission be refused for the following reason(s): 

	01
	The proposal, by virtue of its design, scale and proportioning, would result in the introduction of an unsympathetic, incongruous and discordant form of development which fails to positively reflect or respond to the inherent character of the host property and the pattern of development that defines the inherent character of the immediate street scene, being of significant detriment to the character and visual amenities of the area. As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy. 
 

	02
	The proposed development, as a result of its scale, siting and proximity would have an overbearing impact, leading to an unacceptable loss of natural light for the adjoined neighbouring occupants residing at the property known as No 7 Spring Gardens and consequently being of significant detriment to the residential amenities of occupiers of the dwelling. As such the proposal is in significant direct conflict with Policy DMG1 of the Ribble Valley Core Strategy.
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