	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	SH
	Date:
	28/07/2022
	Manager:
	
	Date:
	

	

	Application Ref:
	3/2022/0544
	[image: Graphical user interface, text, application

Description automatically generated]

	Date Inspected:
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	SH
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed single storey rear extension to create larger family living-dining space.

	Site Address/Location:
	36 Beech Drive, Whalley, BB7 9RA

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No comment received. 

	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No Site History.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a detached two-storey property located in the North of Whalley. The property consists of red facing brick, concrete roof tiles, white UPVC doors and windows, with solar panels to the Western facing roofscape. The surrounding area is predominantly residential, and the site itself is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey extension to the rear of the application property. The proposal measures approximately 6.9m in width, and will protrude around 3.8m from the rear elevation. The design will also feature a pitched roof, with an eaves height of approximately 2.4m and a maximum ridge height of around 4m respectively. The materials will include a metal standing seam in dark grey/black matt colour to the elevations and roof, along with aluminium double-glazed windows in dark grey/black and the same material will be used for the doors in order to match in with the cladding for the extension. 


	Principle of Development:

The proposal contains domestic alterations to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Impact Upon Residential Amenity:

The application property in question is a detached property situated on the Western side of Beech Drive. The proposed extension would incorporate Bi-Folding doors on its Western and Southern elevation, with a narrow high window on the Northern elevation and a large window on the Western elevation. The windows and doors on the Western elevation will solely provide views to the property’s rear garden. There is significant separation distance between the application property and the dwelling to the rear and South of the curtilage and the nature of the window facing the property to the North will not encourage any overlooking. As such it is not considered that the proposal would compromise the privacy of any neighbouring residents. 

The proposed extension would have a relatively modest outward projection of 3.8m at the rear. Furthermore, desktop analysis shows the extension will be compliant with the 45-degree rule in relation to the rear elevations of the neighbouring dwellings of 34 and 38 Beech Drive, and any overshadowing caused by the development will not have an impact on any habitable windows on adjacent properties. Accordingly, no loss of light or outlook to any neighbouring residents is anticipated as a result of the proposed works. 


	Visual Amenity/External Appearance:

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 proposed extension would measure approximately 6.9m in width and will protrude around 3.8m from the rear elevation. The roof will be of an asymmetric design, with a maximum ridgeline height standing at approximately 4m and an eaves height of around 2.4m from ground level. 

Due to the application property’s positioning on a plot of land between Oak Close and Laneside Close, the rear elevation of the property can therefore be seen from the aforementioned highways and by a number of neighbouring dwellings. The design of the roof of the extension gives an unbalanced appearance in conjunction with the rest of the property, creating a bulky and unsympathetic addition. Furthermore, the use of metal standing seam in a dark grey/black matte colour would create a visually jarring appearance in comparison to the materials used on the existing property and would be considered inappropriate with the rear elevation’s prominence from the adjacent highways. 

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 proposal’s siting, bulky design and materials, it is considered that the proposed extension would be a disproportionate, incongruous and unsympathetic addition to the existing property that would be both harmful to the visual amenities of the application property and visual amenities of the surrounding area, all of which of which would be contrary to the aims of the above policy. 


	Landscape/Ecology:

As the proposed development will adjoin the existing roof, a bat informative would need to be attached stating that in the event any bats are to be uncovered during any part of the development/roofing work, all work shall cease until further advice has been sought from a licensed ecologist.


	Highways:

Lancashire County Council Highways have not been consulted on the proposal as the proposed works would not be deemed to affect the property’s existing parking arrangement and therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any significant concerns in relation to residential amenity in as much that it would not provide any new opportunities for overlooking nor would it lead to any significant loss of natural light or outlook. 

However, the proposal does raise some significant concerns in relation to visual amenity in as much that it is considered that the proposed works would result in a large, bulky and unsympathetic addition as well as the use of materials which would be harmful to the application property due to its visibility from the highway. It will fail to respond positively to or enhance the immediate context, contrary to Policy DMG1 of the Ribble Valley Core Strategy. 

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


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

	01:
	The proposal, by virtue of its design, materials, size and scale, would result in a bulky, unsympathetic and disproportionate addition that would be harmful to the character, setting and visual amenities of the existing residential dwelling and fails to respond positively to or enhance the immediate context. As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy.
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