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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refuse

	

	Development Description:
	Proposed first floor bedroom extension on top of existing rear extension.

	Site Address/Location:
	12 Poplar Drive, Longridge. PR3 3HS

	

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council consulted on 1/6/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

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

NPPF


	Relevant Planning History:

3/2018/0246:
Application for regularisation of single-storey, flat-roofed extension 5.9m wide, 4m long and 2.7m high. Repositioning of front door to include small overhang. Replacement of existing door with a window. Replacement roof. Reduction in size of windows to front. Rendering. Materials include grey upvc guttering/doors/fascia, flat roof edpm rubber (Refused, enforcement appeal relating to insertion of x 4 front windows dismissed)

3/2017/0541:
Single storey rear extension. 4 metres long, 2.7 metres (maximum) high and 2.4 metres high to eaves (Refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached bungalow property in Longridge. The property consists of render, concrete roof tiles and UPVC windows. The surrounding area is residential and comprises a mixture of bungalow and two storey properties.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a first floor bedroom extension. 

	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 proposed extension would be sited on top of an existing rear single storey extension with a similar height and outwards projection therefore the proposed works would essentially result in the creation of a two storey structure in excess of 5 metres in height.

The resulting two storey structure would be sited close to the common boundary shared with No. 10 Poplar Avenue with its sheer vertical South-eastern side elevation sited in close proximity to a ground floor window forming part of a habitable room on the rear elevation of No. 10. The South-eastern side elevation of the resulting structure would also be sited directly adjacent to the North-western side elevation of an existing conservatory at No. 10.

As such, it is considered that the proposed extension if implemented would lead to a tunnelling effect and sense of enclosure upon the residents of No. 10 Poplar Avenue by virtue of its height, outwards projection and proximity to the directly adjacent common boundary.

Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘consider the density, layout and relationship between buildings’ however given the sense of enclosure and resulting loss of outlook that would likely be experienced by the adjoined neighbouring residents, it is considered that the proposed extension would be an unacceptable addition to the existing pattern of development and contrary to the aims of the above policy.


	Visual Amenity:

No. 12 Poplar Avenue forms one half of a three pair grouping of semi-detached properties situated on the Northern side of Poplar Avenue. A detached bungalow property also lies between the pairings of No. 10 & 12 and No. 16 & 18. With the exception of the rendered exterior of the application property, all of the above properties share similar characteristics in terms of their brick based exteriors and simple concrete tiled gabled roof design, with no additions to their rear roof planes or rear extensions projecting above single storey level. As such, a largely uniformed roofscape exists between the rear profiles of the aforementioned grouping of bungalow properties. 

In contrast, the proposal would result in the creation of a rear two storey extension in excess of 5 metres in height comprising a highly irregular epdm based roof design with render and timber cladding incorporated into its ground and first floor levels respectively. Accordingly, it is considered that the proposed extension would be an overbearing and largely unsympathetic addition to the host property that would result in  significant visual disruption to the established roofscape shared between the grouping of bungalow properties on Poplar Avenue. Furthermore, the rear profiles of the application property and neighbouring bungalow properties are all largely viewable within the public realm from the public footpath situated directly to the rear of the application site therefore the proposed extension would carry a noticeable visual impact.

Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’ however given the massing, irregular design, external materials and public visibility of the proposal, it is considered that the proposed extension would be an over dominant and incongruous addition to the existing property and surrounding pattern of development that would ultimately be harmful to the visual amenities of the area and contrary to the aims of the above policy. 


	Ecology: 

No ecological constraints were identified in relation to the proposal. Generally speaking, works involving disturbance to the roof pitch of a property would necessitate the submission of a protected species survey at the pre-validation stage of the application however following an assessment by the Council’s Countryside Officer the likelihood of disturbance to protected species was determined to be negligible in this instance.


	Highways: 

Lancashire County Council highways have reviewed the proposal and have no issues with the proposed works therefore it is not considered that the proposed development would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed rear extension raises some significant concerns with regards to residential amenity in as much that the proposed development would adversely affect the amenity of the adjoined neighbouring residents of No. 10 Poplar Avenue to an unacceptable degree.

Furthermore, the proposed extension would be largely incongruous with the roofscape of the host property and immediate pattern of housing which in turn would be of detriment to the visual amenities of the 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:

	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 rear extension, by virtue of its height, outward projection and proximity to neighbouring habitable room windows, would have an overbearing impact leading to a sense of enclosure and unacceptable loss of outlook for the adjoined neighbouring occupants residing at the property known as No. 10 Poplar Avenue.


	02
	The proposal would result in the introduction of an over dominant and incongruous form of development that fails to respond positively to the inherent character of the immediate pattern of housing, being of detriment to the character and visual amenities of the area. As such the proposal is considered to be in direct conflict with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy. 
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