	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	SK
	Date:
	13.9.22
	Manager:
	NH
	Date:
	13.09.22

	

	Application Ref:
	3/2022/0488
	[image: Graphical user interface, text, application

Description automatically generated]
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	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Side extension and fence to the side. 

	Site Address/Location:
	88 Fairfield Drive, Clitheroe, BB7 2PS

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council comment received on 13/07/2022 – No objections provided the fence is of an acceptable height. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highways Development Control Section have offered the following observations:

Lancashire County Council acting as the Local Highway Authority does not consider that the application as submitted fully assesses the highway impact of the proposed development and further information is required as set out in this response. Without this information the Local Highway Authority is unable to provide final highway advice on this application.

The LHA are aware that the dwelling will continue to be accessed off Fairfield Drive which is an unclassified road subject to a 20mph speed limit. The LHA have reviewed the supporting documents and while the LHA have no objection to the side extension, the LHA require a revised plan showing that the fence which is located to the side of the driveway which provides 3 parking spaces for the dwelling is reduced in height to a maximum of 0.9m, when the fence is located in the site's visibility splays. The LHA require these amendments to be made to ensure that the occupants using the driveway can clearly view the road ahead without any obstructions. 

The LHA also require the height of the fence to be reduced when the fence is located within the junction's visibility splays between Fairfield Drive and Fairfield Close. This is because the dwelling is located adjacent to the junction and so any obstructions within the junction's visibility splays should comply with the LHAs maximum height guidance. Furthermore, the LHA require further information regarding the existing garage which is accessed from Fairfield Close. 

The LHA require information as to whether the garage will remain as existing and should the garage remain, the fences which are located to the left of the access should be reduced in height to 0.9m, due to them being located within the access's visibility splays. These amendments should be shown on a revised plan submitted to the LHA and should the height of the fences be reduced in height as stated in the comments, the LHA will have no objection to the proposal.


	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0970:
Dormers to front elevation, lowering curb and render to property Resubmission of 3/2020/0595. (Approved)

3/2020/0595:
Two storey side extension and an extension to existing rear dormer and proposed dormer to front. (Refused –Appeal Dismissed)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a semi-detached dormer bungalow property situated on a corner plot between Fairfield Drive and Fairfield Close, situated within the settlement boundary of Clitheroe. The property consists of red facing brick, concrete roof tiles with grey UPVC to both the front and rear dormer and grey UPVC dormer windows. The surrounding area is predominantly residential, and the site itself is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a two-storey gable designed side extension, measuring approximately 9.6m in length, and will protrude around 3.6m off the Eastern elevation. The design will also feature a pitched roof, with an eaves height of approximately 2.4m and a maximum ridge height of around 4.8m respectively. The materials will include K-render to the elevations, concrete roof tiles and grey UPVC windows. 


	Impact Upon Residential Amenity:

The application site is a semi-detached dormer bungalow dwelling with the adjacent property known as 86 Fairfield Drive being situated to the West of the site. The proposed side extension is to the South-East of the side and therefore this element of the development would not result in the loss of light to this neighbour. 

The proposed side extension has a sideward projection of approximately 3.6m and a window is proposed on the side elevation of the extension at first floor level. The neighbours situated to the east of the property with a direct-facing relationship with proposed extension are situated over 15m away from the site boundary of the dwelling.

Taking this into account it is not considered that the proposed extension will have any undue impacts upon exiting nearby neighbouring residential amenity.


	Visual Amenity/External 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”. Furthermore, the policy places further emphasis on visual appearance and that development proposal should have a positive response in terms of nearby patterns of development and the character of the area.

The submitted details indicate that the proposed side extension will project sideward (east) by approximately 3.6m.  The extents of the sideward projection would significantly conflict with the established building line to the south that is defined by numbers 2 -8 Fairfield Close.  This results in the side addition being read as being largely incongruous and unsympathetic when read in context of the neighbouring pattern of development.  

It is also considered that the side extension, by virtue of its overall scale and design, will result in the introduction of a side-extension that will be afforded a high level of visibility upon the streetscene, that fails to benefit from a positive relationship to that of the parent building.

Policy DMG1 of the Ribble Valley Core Strategy states that development must ‘consider the density, layout and relationship between buildings, which is of major importance’.   Taking account of the above observations it is considered that the proposal fails to meet the criterion of Policy DMG1 insofar that it would appear as being largely anomalous and over-dominant in the streetscene, resulting in a discordant form of development that would be of detriment to the character and visual amenities of the immediate area.


	Landscape/Ecology:

A protected species survey has been submitted (dated 16.08.2020) which found no evidence of bats using the property, and therefore the proposal is unlikely to affect bats or their roosts. The survey did request that two Greenwoods Ecohabitats chamber boxes shall be installed within the garden area to benefit the local bat population by providing new roosting opportunities.


	Highways:

The Highways development Control section have requested that further information be submitted to allow for a determination to be made in respect of a parking arrangement and visibility splays.  The applicant has however declined to provide such information given the proposal is unlikely to be supported on visual impact grounds.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any significant concerns in relation to residential amenity in as much that it would not provide any new opportunities for overlooking nor would it lead to any significant loss of natural light or outlook.  

Amended details have been received which reduced the height of the proposed boundary fence from 2m in height to 0.9m, which as a result would not now necessitate the need for planning permission. 

However, notwithstanding the above matters it is considered that the proposed side extension, by virtue of its overall scale and design, will result in the introduction of a side-extension that will be afforded a high level of visibility upon the streetscene, that fails to benefit from a positive relationship to that of the parent building or the inherent pattern of development in the area.  As such, approval would lead to a form of development that would be of significant detriment to the character and visual amenities of the area.

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


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

	
01:
	
The proposal, by virtue of its design, scale and extents of sideward projection, would result in the introduction of a discordant and incongruous addition that would be of significant detriment to the character and visual amenities of the area and immediate streetscene by virtue of its poor relationship to the inherent building line and failure to respond positively to the established pattern of development in the vicinity.  As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy.
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