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	Development Description:
	Proposed first floor extension over snug/store to front elevation. 

	Site Address/Location:
	7 Masefield Close, Brockhall Village, Old Langho, BB6 8HS

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections. 

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received. The concerns raised with the letter can be summarised as below: 

· Overshadowing and loss of light;
· Loss of privacy and overlooking;
· Overbearing impact.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

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 application relates to a two-storey detached property at no.7 Masefield Close. The property comprises of brickwork, concrete roof tiles and uPVC windows and doors and benefits from an existing integral garage which has been converted into a snug/store and a single storey rear extension which serves as a garden room. The site to which the application relates is located within the defined settlement area of Brockhall and the surrounding area is predominantly residential in character, whilst an area of woodland is situated immediately to the rear of the site. 


	Proposed Development for which consent is sought:

Consent is sought for a first-floor extension above the existing integral snug/store situated to the front of the application property. 

The proposed extension would project approximately 7.8m from the principal elevation of the main dwellinghouse and would extend a width of approximately 5.7m. An asymmetric pitched roof form would be incorporated with a maximum eaves and ridge height of 4.25m and 5.97m respectively. To the front and rear elevation of the proposed development 1no. window would be installed, whilst 2no. windows would be incorporated to the north-western facing side elevation. Roof lights would also be featured to both the north-western and south-eastern roof slopes of the proposal. 

In regard to materiality, the external elevations of the proposed extension would be finished in brickwork, black standing seam zinc cladding and black uPVC/aluminium windows. 

As part of the overall development, the existing fenestration featured to the north-western facing side elevation of the snug/store would also be replaced with 1no. large window and a black standing seam zinc garage door, whilst an additional first-floor window would be installed to the south-eastern gable elevation of the main dwellinghouse to serve the proposed Gallery Landing. New Siberian Larch Timber cladding would also be incorporated to the external elevations of the ground floor snug/store and principal elevation of the host property. 
 

	Principle of Development:

The application relates to a domestic extension and alterations to an existing residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The windows featured to the north-western side elevation of the proposed development would provide views similar to those afforded by the existing ground floor windows featured to the snug/store. The first-floor window proposed to the front elevation of the extension would also provide similar views to the existing window configuration featured to the principal elevation of the main dwellinghouse and would likely be obscurely glazed given it would serve the proposed en-suite. However, the proposed addition of a first-floor window to the south-eastern gable elevation of the main dwellinghouse would  provide elevated views towards the rear of no.2 Netherwood Gardens, and as such, an appropriate condition would need to be attached to any subsequent planning permission to ensure that the proposed opening is obscurely glazed and non-opening to protect the residential amenity of the adjacent residential property and prevent opportunities for direct overlooking and loss of privacy. 

The proposed extension would also be sited above the existing single storey snug/store and approximately 7.5m from the common boundary with no.9 Masefield Close. It is therefore not considered that the proposal would result in any undue impact upon the occupiers of this neighbouring property by way of overshadowing or loss of outlook.  Whilst the proposed extension would extend along the shared boundary with the adjacent property of no.2 Netherwood Gardens, the development would be distanced a minimum of 5m to the north of this neighbouring dwellinghouse and as such it is not anticipated that the proposal would result in any significant degree of overshadowing or loss of outlook in this respect.


	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.’

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to design and 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 [and] 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.’

The application site occupies a prominent position along Masefield Close, with the proposed development also being sited to the application property’s most prominent elevation, resulting the development being immediately visible from the highway. The proposed first floor extension above the existing single storey snug/store would result in a two-storey structure with an outward projection of 7.8m from the principal elevation of the host dwelling and a ridge height of approximately 6m. In this respect, it is not considered that the first-floor extension would take a subservient position in relation to the host dwelling, by virtue of its increased vertical dominance, size, scale, and massing, resulting in a substantial addition of built form to the primary elevation of the property. It is also noted that there is little precedence for first floor front extensions within the immediate vicinity and as such, it is considered that a proposal of this nature would appear a significantly incongruous, unsympathetic, and discordant addition to the application property and wider street scene. 

Furthermore, the impact of the proposed development would only be exacerbated by the proposed elevational language and external facing materials, including black standing seam zinc and Siberian Larch timber cladding which would contrast significantly with the existing built form of the application property and wider street scene which largely consists of traditional, brick and render-built dwellings. The proposed development would therefore fail to complement or visually integrate with the parent building or surrounding area and would appear significantly ‘alien’ when taking account of the immediate and nearby built form which is largely devoid of such additions. As such, the works proposed would result in significant harm to the character, setting and visual amenities of the application property and would fail to respond positively or enhance its immediate context. 

With the above in mind, it is considered that the overall design, scale, and elevational language of the proposed works would result in the introduction of an incongruous, unsympathetic, and discordant form of development that would fail to respond positively to the inherent visual character of the application property or the surrounding area. The proposal is therefore in direct conflict with Policy DMG1 and DMH5 of the Ribble Valley Core Strategy and Paragraph 130 of the NPPF. 


	Highways and Parking:

Lancashire County Council Highways have been consulted with respect to the proposed development and raised no objections. 


	Landscape/Ecology:

A Preliminary Bat Roost Assessment Report has been submitted with the application, dated 6th September 2023. The report concludes that no evidence was recorded to suggest bats were roosting within the building, no bats were observed or recorded using the building for roosting and the property is considered to be of negligible potential for roosting bats. 

Despite this, it has also been recommended that additional measures be implemented on site to enhance the roosting opportunities for the local bat population with regards to the provision of a bat box. As such, an appropriate condition should be attached to any grant of planning permission.  

It is also noted that the trees situated to the rear of the application site are protected by a Tree Protection Order. As such, a condition should also be attached to ensure that all retained trees are protected during the construction phase of the development.


	Observations/Consideration of Matters Raised/Conclusion:

Taking account of the submitted details, it is considered that the proposed development, by virtue of its overall design, scale and elevational language would result in the introduction of an incongruous, unsympathetic, and discordant form of development that would fail to respond positively to the inherent visual character of the application property or the surrounding area.

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for refusal.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s).

	01:
	The proposed development is in conflict with Policy DMG1 and DMH5 of the Ribble Valley Core Strategy (2008-2028) and Paragraph 130 of the NPPF in as much that the proposal, by virtue of its overall design, scale and elevational language would result in the introduction of an incongruous, unsympathetic and discordant form of development that would fail to respond positively to the inherent visual character of the application property or the surrounding area. 




image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




