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	Development Description:
	Retrospective application for extensions to side and rear and first floor (an increase of 300mm to east elevation compared to previously approved applications 3/2021/0428 and 3/2021/1074.

	Site Address/Location:
	8 Hammond Drive Read BB12 7RE

	

	CONSULTATIONS: 
	Parish/Town Council

	None received.


	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None necessary.
	

	


	

	Neighbour Notifications: 
	

	One response received objecting to the scheme on the following grounds:

· The size and scale will look like an industrial unit, out of keeping with its neighbour buildings and local amenity;
· There is a building error to the eastern boundary with the 2m from the staircase; the entire wall to the eastern side has been constructed too close to the fence; the approved plans require there to be a distance of 2m between the fence and the eastern side of the staircase which has not yet been constructed. The distance from the fence to the stairway is 1m 26cm, almost 85cm less than the approved application which impacts significantly on residential amenity and increase the overbearing impact, resulting in reduced outlook and light resulting in a greater loss of privacy; 
· Insufficient space for screening trees as less than 2m would not enable the leylandii trees to grow to 3.5m and therefore would not screen the building;
· We object to the addition of a second window to eastern wall; and 
· Black cladding to the entire face of the top floor would be out of keeping.  And would be easily seen from the road level and would look like an unpleasant industrial unit.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 - Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME3 – Site and Species Protection and Conservation
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework
National Planning Policy Guidance

	Relevant Planning History:

3/2021/1074 - Proposed bedroom extension, in addition to previously approved application 3/2021/0428. Approved with Conditions.

3/2021/0428 - Proposed extensions to side and rear, and first floor extension. Remodelling of layout including integral garage with bedroom suite over. Approved with Conditions.


	

	ASSESSMENT PROPOSED DEVELOPMENT: 

	Site Description and Surrounding Area:

The application site is located to the north-west of the settlement of Read and is accessed along the private road, Hammond Drive. The site is to the south of Hammond Drive with land levels falling substantially by 10m to the south where the site bounds Hammond Ground.

The existing dwelling is a split-level property including pitched and flat roof elements. The building as approved was to be faced with render, stone and burnt larch cladding with fibreglass membrane roofing system in Dark Grey with upvc Grey windows and doors. Balconies wrap around the west and south sides of the building. Planning permission has previously been granted for extensions and refurbishment resulting in complete modernisation of the building.


	Proposed Development for which consent is sought:

This application seeks further changes to the already approved works. It is proposed to extend the building by 300mm to the eastern side to provide increased living, guest bed, gym, master bed, ensuite 1 and dressing room.  The levels at the site are such that the proposed extension would be largely hidden from view in the location between the west elevation of the dwelling and the shared retaining wall between 8 and 10 Hammond Drive.

· The dwelling would increase its width by 300mm; and
· An additional bedroom window would be inserted into the eastern elevation.

Increasing the width of the extension by 300mm to the eastern side will lead to a reduction between the eastern elevation/staircase of the proposal and the neighbouring property to the east (No. 6 Hammond Drive). The previously approved distance of 2m from the external staircase to the boundary is reduced to 1.64m at the nearest point.  The previously approved landscaping plan has been updated to reflect this and this shows that leylandii will still be planted along the eastern boundary fence to provide some screening of the building.


	Design and Appearance:

Policy DMG1 requires development to 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.

The increase in width of 300mm would be marginal and would not lead in any additional impact in terms of appearance and visual impact compared to the previously approved scheme(s).

The additional window to the eastern side would be seen in context with the existing ground floor window which serves the gym both of which face the side boundary of No. 6 and are proposed to be fitted with obscure glazing. 

The materials proposed to the first floor including burnt larch cladding were previously approved on application 3/2021/1074.

The dwelling would be visible to some extent outside of the site, however, these tend to be longer distance views from Whalley Road and, when considered together with the two new build dwellings which project out further to the south, would be seen in context of the new builds which are constructed in similar materials.


	Impact on Residential Amenity:

There have been concerns raised regarding the distance of the eastern elevation to the neighbouring boundary with no. 6 and that this has been reduced from that previously approved and therefore results in the staircase being sited closer to the boundary with limited space to provide the leylandii planting conditioned on the previous application which would provide softening and screening to that part of the boundary. 

The agent has updated the proposed site plan to reflect the changes to this elevation and  to clarify that a minimum dimension of 1.64m from the staircase to the boundary will remain, which reflects the increase in width of the extension. The landscaping plan has also been updated to demonstrate that the previously approved landscape screening will still be planted along the eastern boundary. 

In terms of the additional window to the eastern elevation this serves a guest bedroom and would be sited approximately 3m from the side boundary and 4m from the side elevation of No. 6. This distance would be acceptable provided the window is obscurely glazed which can be secured by condition. The screening and fencing proposed along this side boundary would further help to mitigate this impact.

The additional 300mm in width to the eastern side is not considered to have a significantly greater overbearing impact on the nearest neighbouring property (no. 6) or result in an unacceptable loss of light when compared to the previously approved scheme(s). The landscaping will help to mitigate the impact of the extension and this can be controlled by condition.


	Trees/Landscaping:

The existing conifers to the eastern boundary with no. 6 have been removed and as part of the approval of the previous extensions a scheme for replacement planting was secured by condition. As previously referred, a scheme of leylandii planting is proposed in this application the same as the previous.
Subject to this being undertaken then this proposal would be acceptable.


	Highway Safety:

LCC Highways raised no objections to the proposal. 


	Conclusion:

It is recommended that this application be approved subject to appropriate conditions as outlined above.


	RECOMMENDATION:
	That planning consent be granted.
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