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	KH
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed single storey rear extension and alterations. Resubmission of application 3/2022/0980.

	Site Address/Location:
	The Gatehouse 23 The Grange Wilpshire BB1 9JU

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments to make.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0980 – Construction of single storey extension to rear – Refused.
 
3/2020/0629 - Construction of single storey extension to rear – Refused.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property located on The Grange, Wilpshire. The property is two-storey in nature, faced in natural stone on all elevations with a driveway to the front and rear. A private garden also lies to the rear of the property which features a small proportion of decking close to the property itself. The property falls within the defined settlement of Wilpshire but benefits from no other constraint or designation.


	Proposed Development for which consent is sought:

Consent is sought for the erection of a single storey extension measuring 8m in length which will project from the rear elevation of the property with a width spanning 5.2m. The extension will feature a duo-pitched roof with an eaves and ridge height of 2.1m and 3.1m respectively. The extension will feature a fully glazed gable to its (rear) western elevation, with a series of three slot windows and patio doors on its northern elevation with six integrated rooflights on each pitch of the roof. Materials to be used in the construction of the extension include walls to be rendered in stone grey, aluminium powder coated windows and corrugated zinc to the roof.

The extension would comprise a respiratory room and physical therapy room.  Permitted development rights on this site has been removed.

This application follows ones which were previously refused for similar schemes under reference 3/2020/0629 and 3/2022/0980.


	Impact Upon Residential Amenity:

The host dwelling features a two-storey residential property with a single neighbouring property (No. 22) located to the south with a separation distance of approximately 3.5m to the side boundary. The neighbouring dwelling is set back further back into the site to the west resulting in its rear elevation being 4 metres beyond that of the application property. As a result, the proposed extension would be sited along the southern curtilage boundary faced by the northern elevation of the neighbouring property, with the impacts in respect of overshadowing would be negligible. Whilst it is recognised that the length of the extension would protrude beyond no. 22, the 2m boundary fence, combined with a 2.1 metre eaves height and a minimum set back of 1.9m from the shared curtilage boundary would be adequate to ensure that there would be no undue impact on amenity.


	Visual Amenity/External Appearance:

The external appearance of development and its impact upon existing visual amenities of existing structures and the street scene to which they contribute are also considered to be of particular importance within the Ribble Valley Core Strategy. Policy DMG1 of the Ribble Valley Core Strategy states that all development must:

“2. 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.

3. 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 proposed extension would project by 8m from the rear elevation of the dwelling and would be similar in length, than the host property. With a width of 5.2m, the proposed development in its entirety would introduce a disproportionate addition which would fail to achieve subservience relative to the main dwelling. Instead, the extension would be read as an anomalous and largely incongruous addition which proposes the creation of additional floorspace at ground floor level in an unsympathetic manner. Consequently, the proposal fails to ‘consider the density, layout and relationship between buildings’ as required by policy DMG1 of the Ribble Valley Core Strategy.

Whilst the proposed materials would be acceptable, the development would unduly impact upon the character of the property by virtue of its size and dominance, undermining the modest proportions of the existing dwelling by introducing a large projection without due consideration for its relationship to the property in respect of its dimensions and overall scale. The agent has submitted a street view of the proposed extension shown from Whalley Road to the west which clearly shows its visibility from the public realm, and as a result the development fails to respond positively to the site and its surroundings, resulting in an unsympathetic form of development contrary to policy DMG1.


	Highways and Parking:

The application property benefits from a large driveway area which has capacity to facilitate the storage of additional vehicles should it be necessary. As such no impacts upon the highway are expected, and the Local Highways Authority have offered no objection to the scheme.


	Other Matters:

It is recognised that additional exempt information has been submitted within a supporting statement to the authority alongside this application. Whilst the considerations raised have been borne in mind throughout the assessment of this application, ultimately, they do not surmount or outweigh the harm that would be inflicted as a result of the scheme. 


	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.

	01:
	The proposed development, by virtue of its overall scale and design, would result in an extension that is significantly disproportionate to the original building, appearing both unsympathetic in design and over dominant in scale to the detriment of visual amenity and the character of the area. The proposal, therefore, is in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy.
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