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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Retention of unauthorised development of gazebo on deck. 3m x 3m, height 2.4m. Two walls made of plexiglass, roof by transparent plexiglass and wood. All construction is to be attached to the previous gazebo solid iron frame.

	Site Address/Location:
	4 Roman Road Crescent, Clitheroe. BB7 1FZ

	

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	Two objections have been received in relation to the proposal. These objections are summarised as:

· Impact of the proposal upon residential amenity

· Impact of the proposal upon visual amenity


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2012/0942:
1040 residential dwellings (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached property in Clitheroe. The property is constructed from brick, grey roof tiles and white UPVC doors and windows. The property is situated within a new housing development with the surrounding area comprising open countryside and the South-eastern residential area of Clitheroe.


	Proposed Development for which consent is sought:

Retrospective consent is sought for the regularisation of a gazebo to the rear of the main property. Photographic evidence supplied from the planning enforcement team shows that the original gazebo structure has been recently modified to incorporate plexi glass side elevations and a corrugated plastic roof which has recently been replaced with black plastic sheeting, thus changing the design of the gazebo to an open ended rear extension.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

Photographic evidence indicates that the proposed gazebo is primarily being used to house a seating area which does not provide any new opportunities for overlooking beyond the property’s rear garden when in use. Accordingly, it is not considered that the proposed works compromise the privacy of any neighbouring residents.

The gazebo is sited directly on the common boundary shared with No. 6 Roman Road Crescent which contains windows on its rear elevation however photographic evidence shows that the large majority of the extension’s North-western side elevation remains screened behind the common boundary fence therefore it is not considered that the proposed works are leading to any significant loss of natural light or outlook for the adjoined neighbouring residents.


	Visual Amenity:

The gazebo consists of a metal frame with plexi glass panels crudely affixed to form two makeshift side elevations. A corrugated plastic roof was initially added to the gazebo frame however it is now understood that this aspect of the structure has been removed and replaced with a black plastic sheet. The entire structure abuts the property’s rear elevation and is sited just above ground floor level on an area of bright blue decking measuring approximately 3 x 3 metres.

As such, the proposal has the appearance of an unsightly structure that remains in sharp contrast to the modern materials and orderly design of the main property and other dwellings underpinning the visual character of the newly developed housing site. Furthermore, the proposal remains a conspicuous feature in as much that it is visible from the adjoined neighbouring property and several other neighbouring properties on Higher Standen Drive.

Policy DMG1 of the Ribble Valley Core Strategy states that development must ‘not adversely affect the amenities of the surrounding area’ however in this instance it is considered that the proposal would be of detriment to the visual amenities of the area by virtue of its visibility, unsightly external appearance, inappropriate use of materials and makeshift design.


	Landscape/Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works would not affect the property’s existing parking arrangement it is not considered that the proposal will have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed works would not lead to any loss of privacy, natural light or outlook for any neighbouring residents.

The proposal does however raise some significant concerns with regards to its visual impact in as much that the proposal would be an unsightly, unsympathetic and incongruous addition to the existing pattern of housing that would be of detriment to the visual amenities of the surrounding area.

Furthermore, to implement such works into the existing pattern of development would be entirely contrary to the key aims of Policy DMG1 and Key Statement EN5 and of the Ribble Valley Core Strategy.

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


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

	01
	The proposal is considered to be in conflict with policies DMG1 and DMH5 of the Ribble Valley Core Strategy in as much that the proposed gazebo would be an unsightly, unsympathetic and incongruous addition to the original property and existing pattern of housing by virtue of its unsightly external appearance, inappropriate use of materials and makeshift design, all of which would be of detriment to the visual amenities of the area.
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