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	Development Description:
	Two storey side and rear extension, dormer, rooflights added to side elevation, single storey extension to side and rear, balcony to rear and external works to create raised terrace areas and erection of detached garden house. 

	Site Address/Location:
	6 Tintern Close Simonstone BB12 7SS

		

	CONSULTATIONS: 
	Parish/Town Council

	

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	LCC Highways raise no objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	Six letters of objection have been received in relation to the proposal, the main concerns are as follows:

· Loss of outlook. 
· Noise disturbance from proposed wind turbine. 
· Amount of parking available. 
· Loss of privacy due to proposed rear balconies. 
· Presence of Bats. 
· Disturbance from construction traffic and timings of work. 

All of the above concerns will be addressed within the report. 


	

	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 relevant planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a detached dwelling on a cul-de-sac within the settlement boundary of Simonstone. The application site itself is not on any designated land, but the land directly adjacent to the rear curtilage of the property is designated Greenbelt. The surrounding area is primarily residential and is typified of a number of similar detached properties. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a two-storey extension on the rear and western side elevations. The extension to the rear will include two balconies at first floor level and a raised terrace area in the rear garden. The proposal also seeks approval for the erection of a detached garden house and the installation of a wind turbine and numerous solar panels. 


	Impact Upon Residential Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that all development must 

· Not adversely affect the amenities of the surrounding area. 
· Provide adequate day lighting and privacy distances. 
· Have regard to public safety and secured by design principles.
· Consider air quality and mitigate adverse impacts where possible.

Furthermore, Policy DME5 states that ‘the borough council will support the development of renewable energy schemes, providing it can be shown that such developments would not cause unacceptable harm to the local environment or local amenity. In assessing proposals, the borough council will have particular regard to the following issues: 

· The immediate and wider impact of the proposed development on the landscape, including its visual impact and the cumulative impacts of development.
· The measures taken to minimise the impact of the proposals on residential amenity.
· The potential benefits the proposals may bring core strategy adoption version 100.
· The visual impact of the proposals, including design, colour and scale.
· The degree to which nuisance caused by noise and shadow flicker to nearby residential amenities, agricultural operations, recreational areas or the function of the countryside can be minimised’.

The two properties with the potential to be impacted by the proposal are No.7 and No.4 Tintern Close.  No. 7 lies to the north west if the application site.  Whilst No. 4 is off the eastern side boundary. The proposed two storey side extension would be sited parallel to the Southern side elevation of No.7. The side elevation at No.7 comprises a window to the first floor accommodating a bedroom. The introduction of the side extension as proposed would result in a significant loss of light and overbearing impact to the aforementioned habitable window, as well as loss of outlook. In addition, the front elevation of the proposed extension would comprise a window opening directly facing the neighbouring habitable window. There is approximately 10m between the two windows, the proposed window would serve a bathroom and whilst this could be obscurely glazed it does raise significant concerns with regards to potential loss of privacy for the receptors of No.7, given the lack of an adequate privacy distance. 

The proposal comprises two balconies to the first floor on the rear (south) elevation. The proposed balcony on the Eastern side of the dwelling will benefit from an overhang in the roof pitch which will act as a privacy screen on either side to mitigate a loss of privacy into the private amenity space at No.4. The proposed balcony on the Western side of the dwelling is also recessed and as such will act as a privacy screen in the same respect. There is also a raised terrace, projecting balcony proposed to the rear of the extended garage structure on the eastern side. The continuation of the garage wall will act as a privacy screen, however, the height of this solid blockwork feature and its projection along the eastern side boundary with No.4 is not acceptable. It would appear from the plans that this balcony would be over 1.4m high and extend beyond the existing garage constructed in black stainless steel and glass. Whilst the blockwork wall extended from the garage would screen this in terms of privacy the height and extent of this solid built form along this boundary would result in an overbearing impact when viewed from the rear of the adjacent property no. 4

The proposed garden house positioned in the rear curtilage is sited a sufficient distance from all neighbouring properties and will not have an adverse impact in regard to loss of light or overbearing impact. If this application was to be approved, the use of said garden house would be restricted by a condition so that the use of the building would remain identical to the enjoyment of the dwelling, and not as a separate unit of residential accommodation. 

The applicant also proposes to install a wind turbine in the rear garden. This turbine would be sited in close proximity to the adjoining shared boundary with No.4. The applicant has failed to provide sufficient information to make a clear assessment in regard to the impact the turbine would have in respect of noise disturbance. The applicant has failed to provide any information on the height at which the turbine would be installed or how it would be mounted which would have an impact on noise projection. The manual for the proposed turbine has been provided, this has detail in respect of installation guidelines and safety but does not provide sufficient detail on the specification and decibel level expected. Given the details provided are not sufficient to make a clear assessment on the likely impact on residential amenity, the turbine cannot be approved in order to safeguard the living conditions of neighbouring receptors. 


	Visual Amenity/External Appearance:

Policy DMG1 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, style, features and building materials’. It must also ‘consider the density, layout and relationship between buildings, which is of major importance. 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’.

The proposal comprises the erection of a substantial two storey side extension which is readily visible from within the public realm, the two-storey rear extension is less visible. The materials proposed are considered in keeping with the area and the application dwelling and would integrate sufficiently into the street scene in this respect. 

In regard to scale, the proposed extension to the dwelling is significant. Desktop analysis shows that the existing footprint of the dwelling is approximately 70.5 metres squared. The proposed side and rear extensions comprise a combined approximate footprint of 68 metres squared. This is an increase in excess of 95%. Given the majority of the increase in footprint is to extend off the side elevation and is readily visible, the proposed extension would fail to take a subservient position in relation to the host dwelling. It is therefore considered that the scale of the proposal is too great and an increase in size of this extent is unacceptable.


	Highways and Parking:

LCC Highways have been consulted in relation to the proposal. They raise no objection given the 3 parking spaces required by parking standards can be achieved within the curtilage of the property. Therefore, the Highway Development Control Section would raise no objection to the proposal on highway safety grounds.


	Landscape/Ecology:

A preliminary bat roost assessment was conducted on the 16/03/2023. The survey concluded that there was no evidence of bats present within the building and the property itself offers negligible roosting potential. However, it is considered that there is an opportunity to boost roosting potential via the introduction of artificial bat boxes. 

One letter of representation raises concerns over the provided survey as they have witnessed the presence of bats in the area. This survey aims to identify bats and roosting potential specifically within the application building. No evidence of bats within the building was identified, this does not mean that there would not be any bat activity in terms of foraging in the area.  No further surveys are required therefore the proposed development will not have a detrimental effect on the local bat population.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will have a significant adverse impact on residential amenity in respect of loss of privacy and overbearing impact. The increase in footprint is excessive for the size of the plot and results in the proposed extensions failing to take a subservient position in relation to the host dwelling. There are concerns over potential noise disturbance by the proposed wind turbine that have not been adequately addressed from the information provided, which could further impact on residential amenity. As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.

Construction noise and disturbance would be a temporary inconvenience which is usually accepted in terms of small scale domestic extensions.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason:

	01:
	The proposed development would be in direct conflict with policies DMG1 and DMH5 of the Ribble Valley Core Strategy, having an adverse impact on both residential and visual amenity, by virtue of the developments significant scale and close proximity to residential receptors resulting in both a loss of light and loss of privacy. Furthermore, the proposal fails to effectively demonstrate that the proposed wind turbine would not have an adverse impact in respect of noise disturbance and as such fails to satisfy the criteria of Policy DME5. 
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