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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed two storey extension to the side of the house and first floor extension over the existing garage.

	Site Address/Location:
	20 Hippings Way, Clitheroe, BB7 2PQ 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Concerns regarding lack of parking

	CONSULTATIONS: 
	Additional Representations.

	7 Letters of representation have been received with the following objections:
· Dormers are out of keeping with the area.
· Overdevelopment
· Development would set at a precedent for development in the area.
· Extension would dominate the dwelling.
· Loss of light to bedrooms 
· Inappropriate design

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMH5 – Residential & curtilage Extensions

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2009/0019- Proposed demolition of conservatory. New two storey rear extension to create a lounge and bedroom and a single storey extension for a kitchen/dining area. New utility room extension to the side. New fence and gate access off the drive.- Approved with Conditions. 

	


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a detached property located within a cul de sac in Clitheroe. The property benefits from driveway and garage to the side with a garden area to the front and a private garden area to the rear. The property has been developed previously by the addition of a part two storey and part single storey extension to the rear. 


	Proposed Development for which consent is sought:

Consent is sought for works to the side of the property and to the existing garage.  It is proposed to raise the roof of the garage and erect a two storey extension between the garage and the house to link the garage to the main dwelling. The proposed extension will extend beyond the side wall of the main house by 7.8m and will measure 11.8m in length. The ridge height of the garage will measure at 5.7m in height and will have a half-hipped roof. The extension off the rear of the garage will have a half-hipped roof measuring at 5.4m in maximum height. 8 roof lights are proposed to the extension a window is proposed to the gable end of the garage. 


	Residential Amenity:

Due to the orientation of the property and the works relating to the side of the dwelling the only neighbour will the potential to be affected by the development is no 1 Hippings Way. The front elevation of this neighbour is site approximately 18 m from the side wall of the proposed extension. Due to this separation distance is it considered that the proposed development would not result in a detrimental loss of light or outlook. A window is proposed on side wall of the garage facing the front garden area of the property. As this window is proposed to be obscurely glazed it is considered that the development would also not result in the loss of privacy to this neighbour. 

	Design and Visual Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should 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”. Furthermore, development must “consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed in the visual appearance and relationship to surroundings…”.

The application site occupies a prominent position on the cul-de-sac with the development proposed being on the property’s most prominent elevation when viewed from Hippings Way. The property occupies a relatively large plot, and the side wall of the dwelling is set back from the highway. The property benefits from a large garden area to the front. It is considered that the set back of the application dwelling and the surrounding dwellings and the large areas of green space that they all benefit from contributes to the character of the area. 

The proposed development would result in the loss of the set back of the side elevation of the dwelling from the highway and would bring the built form of the property to the roadside. The driveway area of the plot would be moved south east and would result in the loss of some of the green space to the south west corner of the dwelling. The proposed two storey side extension will have a sideward projection of 7.8 which is more than half the width of the house and will have a length of 11.8m almost the same length of the existing dwelling. The ridge height of the side extension will be raised above the eaves of the main dwelling measuring at 5.7m. Therefore, the proposed extension would fail to remain subservient to the main dwelling and would be read as a bulky addition to the existing dwelling. The proposed ridge height also creates an out of keeping roof to wall ratio when compared to the main dwelling and this design further contributes to the unacceptability of the extension. 

The applicant has stated that the requirement for the extension is design as it is so that a lift can be installed in the future when required. No evidence has been submitted that justifies the proposed development that would outweigh the harm that the extension would have on the visual amenity of the area. It is considered that the property would be capable of accommodating a lift with its existing floor space.


	Highways:

The highways engineer objected to the scheme as the proposed site plan did not show enough parking spaces for a 4 bedroomed property. The applicant’s agent subsequently submitted amended plans providing four parking spaces within the curtilage of the property. 

	Observations/Consideration of Matters Raised/Conclusion:
The proposed development would result in a disproportionate addition to the original dwelling by virtue of its overall scale and design and would result in an unsympathetic development of detriment to the character and visual amenities of the area and the host building. 
 

	RECOMMENDATION:
	That planning consent be refused for the following reason:

	The proposed extension by virtue of its overall scale and design would result in a form of development that would appear disproportionate and result in the introduction of a dominant unsympathetic development. As such the proposal is considered to be in direct conflict with the aims and objectives of policies DMG1 and DMH5 of the Ribble Valley Core Strategy.
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