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	N/A
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Construction of an outbuilding in front garden.

	Site Address/Location:
	21A Knowsley Road Wilpshire BB1 9PX

		

	CONSULTATIONS: 
	Parish/Town Council

	Object on the basis the proposed outbuilding is to be built in front of the building line and as such will have a visual impact on the street scene.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	One additional representation was received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DME1 – Protecting Trees & Woodland

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a property within the settlement of Wilpshire. The dwelling is detached in nature and is set within its own curtilage along Knowsley Road, faced in red brick with uPVC doors and windows. The surrounding area is predominantly residential, featuring dwellings of varied type with a mixture of architectural detailing across properties in the area. The dwelling features curtilage to the east and south, with Mearley Brook running through and beneath the eastern parcel of curtilage from north to south. Further east the property is bound by hedgerow and trees lining Knowsley Road which runs from north to south. Part of the dwelling and its small curtilage to the south and west benefit from a Green Belt designation, but otherwise the property lies within no other designation or constraint.


	Proposed Development for which consent is sought:

The application seeks the erection of a detached outbuilding within the front garden of 21A Knowsley Road which is proposed to be used as a home gym. The outbuilding will be flat roofed with a ridge height of 2.75 metres and footprint of 7 x 4.3 metres, located to the east of the dwelling. The exact location of the outbuilding will lie in front of the building line, between Mearley Brook which runs through the curtilage and Knowsley Road which runs along the eastern boundary. The outbuilding will feature white k-render walls and white uPVC windows and doors, screened from the neighbouring property to the south by a dense hedgerow along the bank of Mearley Brook.


	Impact Upon Residential Amenity:

No impacts upon surrounding residential amenities are identified on the basis that the outbuilding would be located within the curtilage of the application property in a position which is a satisfactory distance from neighbouring properties to avoid an overshadowing or overbearing impact. Similarly, the only windows proposed within the development are incorporated into patio doors which provide outlook exclusively onto the curtilage of the host property and therefore no issues are identified.


	Visual Amenity/External Appearance:

The proposed outbuilding will be sited to the east of the application property and as a result will be located in front of the building line established by the host property and the neighbouring dwelling to the south. Whilst these properties are detached in nature and are set back from the street scene in comparison to the terraced properties to the north, this set back is an important aspect of urban character within this area of Knowsley Road, bringing the trees along the eastern boundary wall into prominence.

Despite the trees and hedgerow providing some screening for the development, the presence of a structure in front of the building line is deemed to unduly disturb and harm the established pattern of development within the street scene and surrounding area of Knowsley Road to the extent that its harm is unacceptable. Whilst the development would not be overdominant in respect of its height or footprint, the outbuilding would be an anomaly insofar as that no other properties within the area feature ancillary structures in front of the building line. As a result, the outbuilding would be notable by its individual presence which would be contrary and visually disruptive to the existing spatial layout and pattern of development within the area.

Policy DMG1 of the Ribble Valley Core Strategy states that development must ‘consider the density, layout and relationship between buildings, which is of major importance’, and in light of the observations above it is considered that the proposal would be contrary to the aims of policy DMG1 as it would introduce a form of development that would be largely incongruous and unsympathetic to the existing spatial arrangement and pattern of housing on Knowsley Road which in turn would be harmful to the visual amenities of the area. 


	Highways and Parking:

Despite the issues identified, the proposed development would not impede upon the existing parking arrangements at the property and its use by those residing at the property would not create additional traffic or highways concerns.


	Landscape/Ecology:

A series of six trees with hedgerow are located on the eastern boundary of the site between the curtilage of the property and Knowsley Road which are deemed to be of high importance to the street scene such is their prominence, collective value and quantity. An Arboricultural Impact Assessment conducted in October 2022 outlines that all trees would be retained, but some minor works required as set out within the integrated method statement. 


	Observations/Consideration of Matters Raised/Conclusion:

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 proposed development, by virtue of its location, would result in the introduction of an anomalous and discordant form of development that fails to respond positively to the character and pattern of development within the area, being of detriment to the character and visual amenities of the area. As a result, the proposal is found to be in direct conflict with the aims and objectives of Policy DMG1.
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