Planning Inspectorate

Appeal Decision

Site visit made on 15 April 2025
by K Winnard LL.B Hons Solicitor

an Inspector appointed by the Secretary of State
Decision date: 28 April 2025

Appeal Ref: APP/U2370/D/25/3360952
99 Blackpool Old Road, Poulton-le-Fylde FY6 7RH

e The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant planning permission.
The appeal is made by Mr R Wiseman against the decision of Wyre Borough Council.
The application Ref is 2024/00863/FUL.

e The development proposed is a part single and two storey side extension with internal changes.

Decision
1. The appeal is dismissed.
Procedural Matter

2. In December 2024, the Government published its revised National Planning Policy
Framework (the Framework). In this instance, the issues most relevant to the
appeal remain unaffected by the revisions to the Framework. | am therefore
satisfied that there is no requirement to seek further submissions on the revised
Framework and that no party would be disadvantaged by such a cause of action

Main Issues

3. The main issues in the appeal are the effect of the proposed development on the
character and appearance of the area.

Reasons

5. The appeal property, No 99 Blackpool Old Road, (No 99), is a semi-detached
dwelling sited on a corner plot at the junction of Blackpool Old Road and
Raybourne Avenue. There is a mixture of housing types within this residential area
and a wide variety in design and styles. A noticeable feature of the corner plots to
be found on Blackpool Old Road is a garden/amenity space at the side of dwellings
set away from the highway. Notwithstanding the variety in house types and styles,
this gives an attractive consistency to the pattern of development found in the area.

6. Design Note 7 (Corner Extensions) of the Council’s Extending your Home
Supplementary Planning Document (SPD) provides that extensions within the side
gardens of corner properties will be permitted where they are not harmful to the
street scene or not out of character with the area. In this case, the proposed
extension would be subordinate to the existing dwelling and would be set back from
the front elevation and its ridge height set down from the existing roofline. However,
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10.

11.

notwithstanding that it would be set in from the pavement edge, the proposed
extension would dominate the side garden. By infilling most of the gap at the side, it
would add bulk to the dwelling and would result in a discordant addition to the
streetscene in this location.

| acknowledge that given the public highway between them, there would remain a
gap between No 99 and its neighbouring property, No 95 Blackpool Old Road.
Nonetheless the visual gap would be narrowed detracting from the spacious feel at
this location. The proposed extension would also detract from the appearance of
balance found between Nos 99 and 95 Blackpool Old Road and No 68 Raybourne
Avenue and remove the sense of symmetry found in this location. Further in views
from Raybourne Avenue, rather than providing a robust visual context, the bulk of
the two storey extension would unduly draw the eye. Overall, this would cause
undue harm to the character and appearance of the streetscene.

| appreciate that there are a number of dwellings to be found in the immediate area
with greater widths than that proposed. However these properties are detached
properties set within a larger plot size and as such their size and scale does not
unduly dominate the streetscene. | acknowledge too that Blackpool Old Road sits
within a standard residential context with considerable variety in its form and type of
dwellings. However this would not overcome the adverse effect | have identified,
nor does it detract from the contribution that the side gardens to dwellings make to
the prevailing character of the area.

| note that the proposal is acceptable in relation to highway issues and that no
concerns have been raised by the Council in relation to the amenity of the
occupiers of neighbouring properties or other matters. However the absence of
harm in these respects does not weigh in favour of the proposal.

| therefore conclude that the proposed development would result in unacceptable
harm to the character and appearance of the area. As such it would be contrary to
Policy CDMP3 of the Adopted Wyre Local Plan (2011-2031) which requires
development to be designed to reflect the character of the area. It would also
conflict with guidance contained in Design Note 7 (Corner Extensions) of the SPD,
details of which | have given above.

Accordingly I dismiss the appeal.

K Winnard
INSPECTOR
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