	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2022/0532
	[image: ]

	Date Inspected:
	8/7/22
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey rear and side extension.

	Site Address/Location:
	39 The Rydings, Langho. BB6 8BQ

		

	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council consulted on 15/6/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	Two objections have been received in relation to the proposal. These objections are summarised as:

· Impact of the proposal upon visual amenity

· Impact of the proposal upon highway safety

The objections raised above also include references to non-planning issues with regards to the structural integrity of infrastructure surrounding the application site.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

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


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey wrap-around 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.


	Impact Upon Residential Amenity:

The proposed extension has the potential to lead to some overshadowing around the North-western corner of the host property however desktop analysis shows that this area already experiences a noticeable amount of overshadowing due to the solar orientation and existing spatial layout between No.s 39, 59 and 61. The extension would incorporate two high level windows on its rear South-western elevation forming part of non-habitable rooms therefore it is not anticipated that the proposal would compromise the privacy of any neighbouring properties. Accordingly, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents. 

Notwithstanding the above, it should be noted that any windows forming part of habitable rooms added to the rear South-western elevation of the extension could potentially compromise the privacy of the adjacent neighbouring residents of No. 61 The Rydings. As such, appropriate conditions should be imposed where necessary in the event of any future consent being granted for an alternative proposal which has the potential to compromise the privacy of the aforementioned residents.


	Visual Amenity / External Appearance:

The application property is one of several detached dwellings situated at the Southern end of The Rydings. A discernible degree of spatial separation exists between each of these properties and their garage counterparts, with a predominantly open plan layout incorporated into the original design of the housing development. Various single storey extensions have been added to properties in the vicinity, most of which relate to modest and unadorned additions.

In contrast, the proposed extension would comprise a wrap-around style design with a sizeable footprint that would be unsympathetically adjoined to the North-western corner of the host property in close proximity to the property’s North-western and South-western boundaries which also serve as common boundaries with No. 41, 59 and 61 The Rydings. The garage plots of No. 41 and 61 are also sited on and close to the aforementioned North-western and South-western boundaries respectively. 

As such, the proposal would read as a largely unsympathetic addition to the host property which in turn would result in a highly cramped and asymmetrical spatial arrangement between the proposed extension, host property and garages belonging to No. 41 and 61 The Rydings. Furthermore, the cramped spatial arrangement between the proposed extension and garage of No. 41 would render any future maintenance works to either structure almost impossible.

Policy DMG1 states that 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 ‘consider the density, layout and relationship between buildings, which is of major importance’ however in light of the above observations it is considered that the proposal fails to give due consideration to the above policy through attempting to introduce an incongruous and cramped form of development that would be largely unsympathetic to the existing spatial arrangement between the properties situated at the Southern end of The Rydings.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal fails to accord with Policies DMG1 and DMH5 of the Ribble Valley Core Strategy by virtue of its scale, design, proximity to neighbouring residents and incompatibility with the existing spatial layout of properties on The Rydings.

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 extension would be an unsympathetic and incongruous addition to the original property and surrounding pattern of development by virtue of its scale, design and spatial layout, all of which would be of detriment to the visual amenities of the area.
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