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	22/06/22
	

	Officer:
	KH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approved

	

	Development Description:
	Proposed single and two storey rear extension

	Site Address/Location:
	Land rear of 2 Bramley View Clitheroe Road Whalley BB7 9AL

	

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	LCC: No objection.


	

	CONSULTATIONS: 
	Additional Representations.

	
None.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1: Development Strategy 
Policy DS2: Sustainable Development
Policy EN3: Sustainable Development and Climate Change
Policy DMG1: General Considerations 


	Relevant Planning History:

22/0287 – Partial demolition and erection of new stable block – Approved with conditions.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within the settlement boundary of Whalley in a predominately residential area within a row of terraced properties with open fields to the rear.


	Proposed Development for which consent is sought:

Proposed single and two storey rear extension to provide a bedroom and extended kitchen facilities.

	Principle of Development:

The site is currently a residential property.  The proposal is to demolish the existing single storey kitchen extension which projects out approximately 4.2m and replace it with a two storey and single storey extensions to form a bedroom at first floor and an extended kitchen projecting out approximately 4.4m at first floor and 8.4m at ground floor.

The site is a mid-terrace property located in a residential area with fields to the rear separated by a back street. 

The proposed extensions would be built up to both side boundaries and the rear boundary leaving a small area for the rear boundary gate to open inwards.  

A domestic extension of an appropriate scale would be acceptable in principle subject to material considerations.


	Residential Amenity:

No. 1 Bramley View lies to the south and has a two storey outrigger and single storey extension projecting the full length and width of the rear yard. None of the existing windows at No. 1 would be unduly affected by this proposal.

No. 3 Bramley View lies to the north and has a single storey extension which projects to the rear boundary. This property has ground floor dining and kitchen windows and first floor bedroom and bathroom windows on the rear elevation.

The proposed extension does have a slight set in from the side boundary with No. 3, however, the two storey element at 4m would result in an adverse impact on the adjacent 1st floor bathroom window at no. 3.  Moreover with an existing, similar sized, two storey/single storey projection at No. 4 this would enclose the rear outlook of no. 3 and result in a tunnelling effect with two storey/single storey projections to both sides extending the full length of the yards extending by approximately 4m (two storey) and 8m (single storey) with the potential loss of light to these rear windows to the detriment of residential amenity.

Policy DMG1 requires design to be a high standard and sympathetic to the existing land use in terms of scale and massing and not to adversely affect the amenities of the surrounding area.

This proposal therefore is not acceptable.


	Visual Amenity:

The site is not overly visible in the streetscene with the rear providing a semi-rural setting.

There are a mix of rear projections along the row of properties with Nos. 1, 4 and 10 having existing two storey outriggers. It is not clear whether these are original or extensions, but they have been in situ for some time.  There are other single storey extensions along the row most with attached outbuildings some of which have been extended to the end of the yard.   

The visual impact of the bulk of the proposal would result in a prominent extension which would dominate the rear elevation of this row of modest terrace properties.  Whilst there is already an abundance of rear dormers and extensions to add to this with additional two storey elements would result in extensions which dominate the rear and reduce the amount of useable outside space to less than an acceptable amount.

This would not provide sufficient outside amenity space and is likely to lead to bins being stored outside of the rear yard either to the frontage, parking area or along the access road to the side and rear.


	Design and Materials:

The proposed extensions would replace an existing single storey kitchen extension.  The proposal would be finished in render with upvc windows and doors.  No details of roofing materials have been provided.

These materials would be acceptable in this location subject to appropriate conditions and details of the roof materials.


	Highways:

The site is accessed between 3 Euxton Terrace and 1 Bramley View with a parking space across the back street which is within the applicant’s control and this proposal would not change this.

No additional bedroom accommodation is proposed and there are no adverse highway issues which would arise from this proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed extensions would not be appropriate in this location in terms of scale and design and would result in an adverse impact on the residential amenity of no. 3 and visual amenity of this rear terrace row. The scheme would result in a significant reduction the amount of outside space available to the rear and this would not be acceptable.

Materials and highway safety would be acceptable.


	RECOMMENDATION:
	Refuse.
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