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	Date Inspected:
	Pre-App
	Site Notice:
	N/A
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	Refusal

		

	Development Description:
	Proposed roof and dormer alterations including second floor loft space. Addition of two storey porch to front elevation and erection of detached garage to the rear.

	Site Address/Location:
	21 Paris Ramsgreave BB1 9BJ

		

	CONSULTATIONS: 
	Parish/Town Council

	Ramsgreave Parish Council object to the proposal on the following grounds:

Ramsgreave Parish Council object to this application because once again this development is seeking to become significantly larger than that which was first approved. It has already increased in size through previous applications. It is already too big for both the streetscape and plot and this additional increase would further add to that negative impact.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to the imposition of conditions.

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received objection on the following grounds:

· Increased height of the proposal
· Impact from garage
· Impact upon existing trees


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG5 – Residential and curtilage extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/1014:
Proposed detached garage.  (withdrawn)

3/2022/0860:
Variation of condition 1 of planning permission 3/2022/0421 to amend the approved drawings to amend the design of the approved dwelling with a new proposed ridge height of 8m and the front porch to be widened to 3.8m.  (Refused)

3/2022/0421:
Variation of condition 1 of planning permission 3/2021/1183 to amend the approved drawings to amend the design of the approved dwelling to incorporate an enlarged, two storey porch feature and the insertion of rooflights to the front and rear of the property. (Approved)

3/2021/1183:
Variation of condition 2 of planning permission 3/2021/0168 to amend the approved design to incorporate a hipped to gable to roof conversion and other minor alterations.  (Approved)

3/2021/0870:
Non-material amendment of planning application 3/2020/0072. Proposed change of hip to gable roof; door and window positions revised on front elevation; slate roof tiles to main roof.  (Refused)

3/2021/0654:
Discharge of condition 3 (materials) from planning permission 3/2021/0168.  (Approved)

3/2021/0168:
Amendment to planning permission 3/2020/0072 to allow brick to be used as an external finish, and to allow bi-fold doors to the front of the garage.  (Approved)

3/2020/0072:
1st floor extension raising the roof. (Approved)

3/2019/0213:
Replacement dwelling.  (Withdrawn)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to 21 Paris in Ramsgreave. The application property relates to an existing bungalow dwelling previously of partial brick and partial render-faced construction with works currently being undertaken on site pursuant to a previous extant consent.

The dwelling benefits from front of plot parking with vehicular and pedestrian access being provided primary off Paris to the east.  The site is located in a predominantly residential area being located within then defined settlement limits of Wilpshire.  The application site is bounded to the east by the defined Green Belt (EN1 Designation).


	Proposed Development for which consent is sought:

The proposal seeks full consent for a number of alterations/variations to a previously approved extant consent for the remodelling and roof-lift of an existing bungalow.  The proposed variations subsequent to the last issued extant consent (2022/0421) would result in an overall height increase of the approved ridge height of the dwelling from that of 7450mm (dimensioned) to 8600mm; an overall increase in height of approximately 1.15m.  

It is further proposed that the central ‘feature gable’ element on the primary elevation will also benefit from both widening and an increase in ridge height to that of 8m from the previously approved 6.2m.

The submitted details also propose the introduction of two dormers on the eastern facing (primary) roof-plane, with a further three dormers being accommodated on the western (rear) facing roof-plane.  It is further proposed that the previously approved integral garage will be omitted in-lieu of a new detached garage located to the rear of the property, the garage will benefit from a footprint of 8m by 8.2m measuring 3m at eaves and 6.2m in height at ridge.


	Impact Upon Residential Amenity:

Given the proposal seeks consent for a dwelling of an increased height, over and above that which was previously approved, consideration must be given in respect of the potential for the proposal to result in detrimental impacts upon existing neighbouring residential amenities by virtue of potential overbearing impact.  

Furthermore, given the proposal seeks consent for the inclusion of dormers (front and rear), consideration must also be given in respect of the potential for the proposal to result in detrimental impacts upon nearby residential amenities by virtue of direct overlooking from an elevated position.

Taking account of the solar orientation of the dwelling in relation to the bungalow property to the north (21a Paris), in concert with the increased height of the dwelling, it is considered that the proposal will result in a clear measurable and unsympathetic overbearing impact upon the neighbouring property, being of detriment to the residential amenities of existing and future occupiers of the dwelling.  

As such the proposal is considered to be in direct conflict with the aims and objective of Policy DMG1 of the Ribble Valley Core Strategy which seeks to protect existing residential amenities from undue harm from unsympathetic development.

In respect of the proposed rear dormers, their presence gives rise for the potential to undermine the sense of privacy enjoyed by neighbouring residential occupiers by virtue of direct-overlooking from an elevated position.  However, taking account of the distance of the dormers from neighbouring shared boundaries it is not considered that the extents of direct over-looking from the westerly facing dormers would warrant the refusal to grant planning permission on the basis of harm to existing/future residential amenities.


	Visual Amenity/External Appearance:

The proposal would result in the creation of a dwelling that would benefit from an overall ridge-height that would significantly exceed the height of adjacent dwellings, particularly, but not exclusively, those located directly to the north which are single storey in nature.  

In this respect, whilst taking account of the increased vertical dominance and height of the ‘central gable’ on the primary elevation, it is considered that the overall scale, height and articulation of the main body of the built-form of the development would appear significantly incongruous, unsympathetic, and discordant within the streetscene and when read in context with adjacent built-form.  Furthermore, the introduction of dormers on the primary roof-plane (east-facing) would result in the introduction of archetypes/features that would appear significantly ‘alien’ when taking account of the immediate and nearby roofscape which is largely devoid of such additions/features.

As such, taking account of the overall design, scale and elevational language of the dwelling, it is considered that approval would result in the introduction of an incongruous, unsympathetic, and discordant form of development that fails to respond positively to the inherent visual character of the area or the inherent defining characteristics or scale of dwellings within the immediate streetscene, being in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy and Paragraphs 130 and 134 of the National Planning Policy Framework.


	Landscape/Ecology:

No implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

Taking account of the submitted details, it is considered that the proposed dwelling, by virtue of its overall design, scale, elevational language and introduction of dormers on the primary roof-plane (east-facing), would result in the introduction of an incongruous, unsympathetic, and discordant form of development that fails to respond positively to the inherent visual character of the area or the inherent defining characteristics or scale of dwellings within the immediate streetscene.

In addition, the proposed development, by virtue of its scale and height, would result in an unsympathetic overbearing impact upon neighbouring residential occupiers to the north.

It is 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 overall design, scale, elevational language and introduction of dormers on the primary roof-plane (east-facing), would result in the introduction of an incongruous, unsympathetic, and discordant form of development that fails to respond positively to the inherent visual character of the area or the inherent defining characteristics or scale of dwellings within the immediate streetscene.

As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy and Paragraphs 130 and 134 of the National Planning Policy Framework insofar that the proposed development would be of significant detriment to the character and visual amenities of the area.


	
02:
	
The proposed development, by virtue of its scale and height, would result in an unsympathetic overbearing impact upon neighbouring residential occupiers to the north.  As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy insofar that the proposed development would prove injurious to existing nearby residential amenities.
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