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	Date Inspected:
	23/07/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed attached double garage with external terracing to roof; hot tub and terraced area above new feeding store and log store; glass balustrading to both terrace areas.

	Site Address/Location:
	Birley Fold Farm Saccary Lane Mellor BB1 9DW

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential & Curtilage Extensions

Policy DME2 – Landscape & Townscape Protection
National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2010/0536- Two-storey rear extension and detached garage (Approved with Conditions)

3/2001/0797- Construction of new garage and two storey extension to provide living room and bedroom (Approved with Conditions)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a former farmhouse located off Saccary Lane.  The application property is a detached two-storey dwelling of stone-built construction being located within the designated open countryside approximately 950m to the north of the settlement of Mellor and approximately 1km east of the village of Osbaldeston.


	Proposed Development for which consent is sought:

The submitted details propose the erection of a basement-type extension to accommodate garage, log store and feed store.  It is further proposed that the roof areas of the structure will accommodate a stepped terrace area with hot tub and glass balustrading to enable full usage of the ‘roof deck’.

The proposed extension will adopt and ‘L’ shaped configuration which will project, at its furthest extents, 7m northward from the dwelling.  The terraced area will be 2.5m above the adjacent ground level at its highest extents and 2.1m in height at its lowest extents.



	Impact Upon Residential Amenity:

The neighbouring property to the south west, Middle Birley Fold is located approximately 14m from the application property. Due to the orientation of the proposed terrace area the proposed development is not considered to result in any significant impact on the residential amenity of this dwelling.
The neighbouring dwelling to the west, Middle Birley Fold Barn, is located approximately 25m from the application property. As the proposed development itself will be located approximately 17m from the shared boundary with the aforementioned property it is not considered that the proposed extension nor roof-terrace area will result in any significant measurable negative impact upon the amenities of the occupiers of the neighbouring dwelling.

However, when taking account of the topography of the site and its relationship with Brigadoon to the north-east, a number of concerns exist in relation to the potential for the proposal to significantly undermine the residential amenities of occupiers of the dwelling.  

The proposal will result in elevated terrace areas being located, at its closest points, within distances ranging between 5m and 7m with the neighbouring shared boundary with Brigadoon.  In this respect it is considered that when the terrace is in use, the sense of privacy experienced by the occupiers of Brigadoon is likely to be significantly compromised.  It is further considered that the detrimental impact upon residential amenities will not solely be resultant from the elevated overlooking into a private garden area but also the potential for a direct overlooking relationship into habitable room windows of the dwelling within distances ranging from 16-18m.


	Visual Amenity/External Appearance:

Given the proposals limited visibility from Saccary Lane it is not considered that the proposed garage, feed and log store, including the associated terrace/decked area, will result in any significant detrimental impact upon the character or visual amenities of the area.



	Observations/Consideration of Matters Raised/Conclusion:

In conclusion it is considered that the proposed alterations will be of significant detriment to and will result in a significant negative impact upon the residential amenities and sense of privacy experienced by neighbouring occupiers.   As such the proposal is considered to be in direct conflict with Policy DMG1 or the Ribble Valley Core Strategy.


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

	01
	The proposed development is in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy insofar that it would be of significant detriment to the residential amenities and undermine the sense of privacy experienced by the occupiers of the dwelling known as ‘Brigadoon’ by virtue of the proximity of the raised terrace area to the aforementioned dwellings private garden area and the direct resultant overlooking relationship from an elevated position into habitable room windows.




