	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	
	Date:
	
	Manager:
	
	Date:
	

	

	Application Ref:
	3/2021/1263
	[image: ]

	Date Inspected:
	04/01/21
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed construction of two new detached dwellings.

	Site Address/Location:
	Land adjacent to 115 Kemple View Clitheroe BB7 2QJ

		

	CONSULTATIONS: 
	Parish/Town Council

	
Clitheroe Town Council have raised no objections to the proposals but wish to express concern regarding the increase in access required in a cul-de-sac.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	
LCC Highways have raised no objections to the proposal subject to the imposition of conditions and amendments to the gate arrangement, in this respect the Highways Officer has offered the following observations:

The gating arrangement restricts the movement of vehicles at 115 Kemple View and should be amended so that the gates are aligned at 90 degrees to the carriageway rather than at an acute 45-degree angle from the boundary of number 115.

There are no garages proposed. Each dwelling requires a secure, covered cycle store and electric vehicle charging point. The proposed highway drain diversion shown on drawing 'Site drainage diversion and proposed building outline' PHA/366-100 is acceptable.


	United Utilities:
	

	
United Utilities have raised no objection to the proposal subject to the imposition of conditions relating to foul and surface water drainage.


	Network Rail:
	

	
Network Rail have raised no objection to the proposal but have stated that works affecting rail assets must be undertaken with the agreement and supervision of Network Rail.


	CONSULTATIONS: 
	Additional Representations.

	Eight letters of representation have been received in respect of the proposed development objecting on the following grounds:

· Detrimental impact upon residential amenity
· Overbearing impact
· Inadequate parking and vehicular manoeuvring provision
· Limited access road
· The scale of the dwellings is excessive
· Presence of drainage infrastructure on-site
· Increase in traffic 
· Design of the dwellings is out of character with the area


	

	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 DME1 – Protecting Trees & Woodland
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2020/0390:
Erection of two detached dwellings.  (Withdrawn)

3/2018/0740:
Application for outline planning permission for three dwellings, access and parking. (Approved)

3/2014/0461:
Outline application for three dwellings, access and parking. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a 0.18 Ha area of land at the eastern extents of Kemple View, Clitheroe.

The land currently accommodates a disused stable building and a sand paddock that historically was used for private domestic purposes ancillary to the property no 115 Kemple View.  The private equestrian use of this piece of land was established through the granting of planning consent 3/1989/0360.  The immediate area is largely residential in character with the site also being located within the defined settlement boundary of Clitheroe.

The site historically benefits from an outline planning consent for the erection of three dwellings (granted 11th December 2018), the outline consent is no longer considered extant having expired on the 11th of December 2021.

The site is bounded to the south by a residential housing development which is currently under construction with the site also bounding number 115 Kemple View at its north-eastern extents.  A number of dwellings fronting Raglan Close also bound the site to the north-west.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of two detached dwellings, one being located towards the eastern extents of the site (Building 2) with the remaining dwelling being located to the southern extents of the site (Building 1).  Both dwellings are part single-storey, part two-storey with the submitted details proposing that the dwellings will be faced in a facing brick/stone to be agreed.

The submitted details also propose the gating-off of the entrance, however at this stage no details have been provided in respect of the proposed gate or associated boundary treatment to the site frontage.  Parking provision for both dwellings will be accommodated within each respective residential curtilage with a bin storage area being located to the northern extents of the site.


	Principle of Development:

The principle of the development of the site for residential purposes has historically been established as acceptable through the granting of outline consents 3/2014/0461 and 3/2018/0740, however it should be noted that both outline consents have since expired.

The proposal site is located within the defined settlement of Clitheroe and as such it is considered that the principle of the proposed development, notwithstanding other development management considerations, remains compatible and aligns with the adopted development strategy in relation to the locational aspirations for housing growth within the borough.


	Impact Upon Residential Amenity:

Given the proposal site is bounded on three-side by residential development, considerations must be given in respect of the potential for the proposal to have undue impacts upon existing residential amenity or in the case of the adjacent housing development under construction, impacts upon the residential amenities of future occupiers.

Building 2 is located within close proximity to the shared boundary with 115 Kemple View.  Taking account of the solar orientation of the site in concert with the overall scale of building 2 and the extent of the footprint located adjacent the shared boundary (both single-storey and two-storey elements), it is considered that building 2 is likely to result in a significant overbearing impact upon 115 Kemple View and its associated residential curtilage area, including a loss of light, not only to the dwelling but also once again the private garden area of number 115.

In respect of the adjacent housing development currently under construction, the application site is benefits from land-levels that is significantly above that of the construction level and proposed finished floor-level of the dwellings being built.  Based on a number of initial measurements the difference in levels ranges from 1.3m to that of approximately 1.5m.

Taking account of the difference in site levels, whilst taking account of the scale and proximity of building 2 to the shared boundary with the properties to the south, it is likely that the proposed dwelling will result in a significant overbearing relationship with the dwellings currently under construction and as such will significantly compromise the residential amenities enjoyed by future occupiers of the dwellings.  

Depending on the nature of the proposed boundary treatments along the southern shared boundary, there also exists the potential for direct-overlooking, from the south facing windows of building 1, from an elevated position into the garden areas of the dwellings to the south that would significantly compromise the level of privacy experienced by occupiers of the dwellings to a degree that would result in an unacceptable level of residential amenity.

Consideration must also be given regarding the relationship between the proposed dwellings and as to whether the proposed, arrangement, layout and siting of the proposal would provide adequate levels of residential amenity for potential occupiers.

In this respect, taking account of the orientation of the dwellings and the window locations of primary habitable rooms, significant concerns exist in relation to the inter-relationship between both dwellings.  The first floor windows of building 2 are likely to result in significant overlooking of the curtilage of building 1 from an elevated position to a degree that would significantly undermine the level of privacy experienced by occupiers of building 1, with these windows also having a direct overlooking relationship with the kitchen and dining/sitting area of building 1.


	Visual Amenity/External Appearance:

Both dwellings are of a differing configuration with both consisting of single-storey and two-storey elements.  The architectural language of both the dwelling is largely similar, being of a largely austere appearance, lacking any clear architectural detailing.  The footprint and overall cumulative scale of the proposed dwellings is significantly in excess of that of any of the nearby or adjacent residential properties and as such it is considered that the dwellings fail to respond positively to the scale or inherent pattern of development that defines the character of the area.  

As such it is considered that the proposed development would result in the introduction of an anomalous and discordant form of development that fails to respond positively to the inherent pattern and scale of adjacent built-form being of detriment to the character and visual amenities of the area.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	That permission in principle be refused for the following reason(s)

	
01
	
The proposal is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy in that the proximity, scale and orientation of ‘Building 2’ would significantly undermine and compromise the residential amenities of the occupiers of 115 Kemple View by virtue of a direct unsympathetic overbearing relationship.


	
02
	
The proposal is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy in that the proximity, scale and orientation of ‘Building 1’ would significantly undermine and compromise the residential amenities of the future occupiers of the housing development to the south-west by virtue of a significant overbearing relationship, exacerbated by the differing topographies of both that of the application site and the affected site.


	
03
	
The proposal is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy insofar that the proposed inter-relationship between both dwellings, in particular the relationship of the south-westerly facing first-floor windows of ‘Building 2’, is likely to result in direct-overlooking of both habitable rooms and the private curtilage area of ‘Building 1 ‘ to a degree that would significantly undermine the sense of privacy enjoyed by future occupiers of the dwelling.


	
04

	
The proposal is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy insofar that approval of the proposal would result in the introduction of an anomalous and discordant form of development that fails to respond positively to the inherent pattern and scale of adjacent built-form being of detriment to the character and visual amenities of the area.
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