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	Date Inspected:
	13/2/23
	Site Notice:
	N/A
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed two storey side extension.

	Site Address/Location:
	6 The Grove, Whalley. BB7 9RN

		

	CONSULTATIONS: 
	Parish/Town Council

	Whalley Parish Council:
	Consulted 20/1/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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:

The application relates to a semi-detached two storey property in Whalley. The property consists of brick and render, concrete roof tiles and UPVC doors and windows and is adjoined by an integral garage on its North-western gable end. The surrounding area is residential with the application property and No. 8 The Grove forming one of several pairings of semi-detached properties comprising a similar design. 


	Proposed Development for which consent is sought:
Consent is sought for the construction of a two storey side extension.


	Impact Upon Residential Amenity:

The extension’s front and rear facing windows would provide views into the public realm and rear garden of the property respectively and as such would not provide compromise the privacy of any neighbouring residents. The extension would comprise a gable end window at the first floor level however this window would serve an ensuite and would therefore comprise an obscured glazed design which would prevent any opportunities for overlooking towards No. 4 The Grove. The extension proposed would more than likely lead to some overshadowing on the common boundary shared with No. 4 The Grove however desktop analysis shows that this area already experiences overshadowing due to the solar orientation of No. 6 therefore it is not considered that the extension would result in any additional loss of natural light to No. 4. Accordingly, it is not anticipated that the proposal would be harmful to the amenity of any neighbouring residents.
 

	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 instance, the application property forms one of several pairings of semi-detached two storey properties on The Grove, the large majority of which comprise a two storey design with flat roof integral garage elements adjoined to their gable ends. As such, there is a discernible degree of symmetry and overall uniformity shared between the semi-detached properties within the existing street scene.

In contrast, the proposed two storey side extension would comprise an irregular shaped footprint whereby the extension would increase in width from front to rear with the extension being topped with an equally anomalous hybrid pitched / flat roof design. In addition, the front elevation and pitched roof slope element of the extension would comprise a nominal set back and set down from the front roof elevation and roof slope of the host property respectively with the rear elevation of the extension protruding 1.6 metres out from the rear elevation of the existing property. Furthermore, the rear element of the extension would incorporate large glazed openings that would be largely at odds with the existing fenestration currently in place on the property’s existing rear elevation. 

Taking account of the above, it is considered that the proposed extension would read as a bulky, over dominant and incongruous addition to the host property and existing street scene that would be harmful to the visual amenities of the area and, by extension, 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 subject to the implementation of cycle storage provision in order to mitigate for the shortfall of one off-street parking space identified on-site. Notwithstanding this, it is not considered that the proposed development would have any undue impact upon highway safety.


	Landscape/Ecology:

A bat survey carried out at the application site on 9/1/23 found no evidence of any bay related activity. No other ecological constraints were identified on site.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would result in the creation of an incongruous and unsympathetic 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 reason:

	01:
	The proposal, by virtue of its scale, massing, height and design would be a bulky, over dominant and incongruous form of development that would be unduly 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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