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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Two storey side extension, replacement single storey rear extension and conversion of existing outbuilding to form ancillary accommodation.

	Site Address/Location:
	77 Ribchester Road, Wilpshire. BB1 9HT

		

	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish Council:
	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	Four objections have been raised in relation to the proposal which are summarised as follows:

· Impact of the proposal upon residential amenity

· Impact of the proposal upon visual amenity


	

	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:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to a semi-detached two storey property in Wilpshire. The property consists of brick and render, slate roof tiles and white UPVC doors and windows. The property appears to have been previously extended by way of a single storey rear extension. The property’s rear garden area also contains an outbuilding which vertically aligns with the common boundary shared with No. 75 Ribchester Road. The application property is sited on a main road location on the Southern side of Ribchester Road in a residential area and forms part of a grouping of semi-detached hipped roof properties which lie between the junction of Showley Court and Salesbury Memorial Hall. The wider area comprises a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for a two storey side extension, replacement single storey rear extension and conversion of the property’s existing outbuilding to form ancillary accommodation.


	Impact Upon Residential Amenity:

Paragraph 130 of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

In addition, Policy DMG1 of the Ribble Valley Core Strategy states:

‘All development must provide adequate day lighting and consider the density, layout and relationship between buildings’.

In this instance, the South-eastern side elevation of the two storey side extension would be sited in close proximity to the common boundary shared with No. 75 Ribchester Road with the side extension proposed bringing the South-eastern side elevation of the host property 3 metres closer towards the North-western gable end of No. 75. In addition, the two storey side extension would be adjoined to the property’s existing garden outbuilding resulting in an elongated side elevation spanning over 18 metres in length along the common boundary shared with No. 75.

The North-western gable end of No. 75 Ribchester Road contains two ground floor windows, one of which provides the only source of daylight to a habitable room and with the second window serving a kitchen within a rear outrigger. As such, the side extension element of the proposal would lead to a loss of light to No. 75 by virtue of significantly reducing the existing separation gap in place between the gable ends of No. 77 and No. 75, with the loss of light being more pronounced during the evening hours of the day by virtue of the gable end of No. 75 facing towards the West.

In addition, the side extension proposed would have an overbearing impact upon the adjacent neighbouring property by virtue of its proximity to the North-western gable end of No. 75, leading to a pronounced loss of outlook and sense of enclosure upon No. 75 due to its unbroken and elongated side elevation being located directly adjacent to the two aforementioned ground floor windows.

With the above in mind, it is considered that the proposed development, by virtue of the loss of daylight, resultant loss of outlook and sense of enclosure would be unduly harmful to the amenity of the neighbouring residents of No. 75 Ribchester Road, being in conflict with the aims and objectives set out in Paragraph 130 of the National Planning Policy Framework and Policy DMG1 of the Ribble Valley Core Strategy.



	Visual Amenity/External Appearance:

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Furthermore, Policy DMG1 of the Ribble Valley Core Strategy states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building material…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

In this case, the application property forms one half of a group of four pairings of semi-detached dwellings which occupy No. 73 – 81 Ribchester Road, with the principal elevations of these properties being fully viewable within the public realm.

Planning consent was previously granted for a two storey side / single storey rear extension at No. 81 Ribchester Road in 2019 with the side elevation of the two storey side extension being aligned flush with the common boundary shared with No. 79 Ribchester Road. Concerns with regards to a potential terracing effect from the resultant development were dismissed at the time due to there being no similar existing side extensions within the immediate vicinity. Construction of the side extension element from this proposal is now currently underway. 

In this instance, the South-eastern side elevation of the proposed two storey side extension would be sited in close proximity to the common boundary shared with No. 75 Ribchester Road. With this in mind, and taking into account the existing relationship shared between the four pairings of semi-detached properties referenced above, it is considered that acceptance of an additional two storey side extension, in conjunction with the two storey side extension already approved at No. 81 could potentially lead to a terracing effect on the grouping of properties in question if similar side extensions were ever to be implemented at No. 75 or 79.
  
In addition, the two storey side extension would be adjoined to the property’s existing outbuilding and a replacement single storey rear extension by way of an infill extension, with the footprint of the resultant development incorporating an inverted ‘T’ structure. As such, the cumulative visual impact of the adjoined two storey side extension, replacement rear extension and elongated profile of the extended outbuilding would read as a largely over dominant and unsympathetic addition to the host property, with the proposal as a whole reading as a significant over development of the application site. Furthermore, the rear elevation of the application property is fully viewable within the public realm from Showley Court therefore the visual impact of the proposed development would be pronounced. 

Taking account of the above, it is considered that the proposed development would be an over dominant and unsympathetic addition to the host property that would be harmful to the existing street scene on Ribchester Road and visual amenities of the surrounding area. Accordingly, the proposal is considered to be in conflict with the aims and objectives set out in Paragraph 130 of the National Planning Policy Framework and Policy DMG1 of the Ribble Valley Core Strategy.


	Highways and Parking:

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


	Landscape/Ecology:

A bat survey carried out at the application property on 2/12/22 found no evidence of any bat related activity. Notwithstanding this, the survey in question was carried out during a sub optimal time of year for observing bats therefore an additional planning condition would need to be imposed to any future planning consent in order to ensure that a follow up emergence survey is conducted at the property within the optimal time period for observing bat activity.  


	Observations/Consideration of Matters Raised/Conclusion:

The proposal raises concerns with regards to residential amenity in as much that the two storey extension together with resultant projection along the boundary would unduly impact upon the amenity of the adjacent neighbouring residents of No. 75 Ribchester Road to an unacceptable degree.

Furthermore, the proposal would result in the creation of an over dominant and unsympathetic form of development that would fail to assimilate within the surrounding built environment, resulting in undue harm to the visual amenities of the area.

Moreover, Paragraph 134 of the National Planning Policy Framework states:

‘Development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design’.

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 reasons:

	01:
	The proposed development, by virtue of its height and proximity to a common boundary and neighbouring windows forming part of habitable rooms, would result in a loss of natural light, outlook and sense of enclosure to a directly adjacent neighbouring property which in turn would be unduly harmful to the amenity of the occupants residing at the property known as No. 75 Ribchester Road. Accordingly, the proposal is considered to be in conflict with Paragraph 130 of the National Planning Policy Framework and Policy DMG1 of the Ribble Valley Core Strategy.


	02:
	The proposal, by virtue of its scale, massing, spatial alignment and visual prominence would result in the creation of an over dominant and unsympathetic form of development that would be harmful to the visual amenities and inherent character of the area. As such, the proposal would be in direct conflict with Paragraph 130 of the National Planning Policy Framework and Policy DMG1 of the Ribble Valley Core Strategy.
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