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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed demolition of existing single garage and construction of new single-storey two-bedroom dwelling. (Self build)

	Site Address/Location:
	Inglemead Waddington Road Clitheroe BB7 2HN

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have objected to the proposal stating the following:

Clitheroe Town Council wishes to object to this application on the following grounds: We believe this contravenes the Core Strategy Key Statement DS2, subsection DMG1, Page 86 Item 10.4 Point numbers 2 & 3 specifically in reference to the development being unsympathetic to its surroundings, the development’s density and the loss of open space plus the development does not prove its need with it being surplus to requirement.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	United Utilities:
	

	No comments/observations to be made on the application.

	LCC Highways:
	

	Following the receipt of additional information in respect of vehicular manoeuvring the Local Highways Authority have objected to the proposal stating the following:

Access 
Hawthorne Place is unclassified and subject to a 20mph speed limit and the back street is privately maintained. There are no public vehicle rights recorded on the back street so the applicant should ensure that they have a right of access in their deeds.

The proposed access uses an existing garage access. The proposed dwelling will result in an intensification of use. The access is constrained and has poor visibility due to the high boundary wall adjacent to the highway and back street. The drivers will be required to undertake multiple reverse manoeuvres to and from Waddington Road which is not supported by the Highway Authority. 
When visiting the site it was noted that the back street is used as a pedestrian route and refuse bins are stored there which both cause conflict with the constrained access position. 

The additional drawing submitted 'Eddisons swept path analysis medium and large car' 24.25-SP01' shows a medium car 4.312m long and a large car 5.079m turning from Hawthorne Place into the driveway of the proposed dwelling, reversing onto the back street and exiting onto Hawthorne Place in forward gear. It demonstrates that the manoeuvre is achievable with a medium size car, however the manoeuvre in the large car is very tight and the body overhang crosses the boundary of 6 Hawthorne Place which is likely to cause damage. There are no changes proposed to the boundary treatment therefore visibility for drivers manoeuvring at the driveway is very restricted and conflict with pedestrians is high.

Parking 
As previously agreed under the application reference 20/1015, the provision of a single off-road car parking space is acceptable due to the site's proximity to the Town Centre. 

The application initially proposed a new access on Hawthorne Place to provide this space and whilst this would be acceptable in principle, the space required enlarging to at least 5.5m long by 3.2m wide and the existing boundary wall along Hawthorne Place would need to be lowered to provide sufficient visibility. Subsequently the applicant removed the off-road parking altogether and the application was refused. The current application proposes to provide a driveway measuring approximately 9.5m long by 3.75m wide which will provide a single off-road parking space (2 small spaces) accessed from the existing garage access on the back street. 

The driveway must be paved in a porous bound material. Secure and covered cycle parking is required to be provided. 

In response to the neighbour objections regarding the car parking provision requested at the Waddow Heights development we would respond as follows. The shortfall in car parking at the Waddow Heights application would create a significant impact upon the surrounding infrastructure due to the large size of the development in contrast to the Inglemead single dwelling. The Inglemead dwelling is closer to the Town Centre and bus stops which will support sustainable travel.

Conclusion

Lancashire County Council acting as the Highway Authority would raise an objection regarding the proposed development and are of the opinion that the proposed development will have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.


	CONSULTATIONS: 
	Additional Representations.

	
17 letters of representation have been received objecting on the following grounds:

· Unsafe vehicular access 
· Inadequate parking provisions 
· Rights of access
· Increased impact upon parking demand in the area
· Development is incongruous and unsympathetic
· Discrepancies in the submitted details
· Dwelling is out of scale and will appear cramped
· Loss of established garden area


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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
Policy DME3:	Site and Species Protection and Conservation
Policy DME5:	Renewable Energy

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2022/0837:
Proposed two storey rear and side extension and replacement of the front elevation porch. (Refused)

2020/1015:
Demolition of an existing single garage and construction of a proposed single storey two-bedroom detached dwelling at the bottom of the rear garden of 'Inglemead'. This is proposed to be accessed off the side residential road Hawthorne Place.  (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the rear garden area associated with Inglemead, Waddington Road Clitheroe.  The property occupies a corner location on the junction of Waddington Road and Hawthorn Place with the southern boundary of the garden directly fronting the latter.  The garden area is delineated by a high stone-wall that has a direct interface along its south-eastern extents with the footway on the northern side of Hawthorne Place.

The area is predominantly residential in character, typified by a mixture of semi-detached and terraced two-storey dwellings.  The site is located within the defined settlement boundary of Clitheroe with the application relating solely to an area of garden to the north-eastern extents of the residential curtilage.


	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of a single-storey detached dwelling within the rear garden of Inglemead towards the north eastern extents of the garden.  The submitted details propose the demolition of an existing garage structure and the division of the garden, to form an independent residential curtilage that will be associated with the proposed residential dwelling.  

The submitted details propose that the dwelling to be erected will accommodate two-bedrooms and open-plan kitchen/dining and living area.  The dwelling will be predominantly flat-roofed with two angular projecting lightwells being accommodated on the roof which will also accommodate photo voltaic panels.  It is proposed that the dwelling will be faced in primarily natural stone and vertical standing seam zinc, being of a contemporary architectural language.

Pedestrian and vehicular access will be provided via an existing back-lane to the north-east of Inglemead with parking provision for one vehicle being proposed within the curtilage of the proposed new residential planning unit. 


	Principle of Development:

The proposal seeks consent for the creation of a new residential planning unit within the curtilage of an existing dwelling. As such, consideration must be given in respect of the compatibility of the proposal with that of the locational and spatial aspirations for new residential housing growth within the borough as embodied within the currently adopted development strategy.

In relation to matters of the locational and spatial aspirations for new residential housing growth within the borough, both Key Statement DS1 and Policy DMG2 are primarily engaged for assessing the acceptability/suitability of the principle of residential development in this location. 

In this respect, with regards to the creation of new residential planning units within principal and Tier 1 settlements, Policy DMG2 (Strategic Considerations) states that:

Development should be in accordance with the core strategy development strategy and should support the spatial vision:

1. Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built-up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.

With Key Statement DS1 (Development Strategy) reading as follows:

The majority of new housing development will be:

· concentrated within an identified strategic site located to the south of Clitheroe towards the A59; and the principal settlements of:
· Clitheroe;
· Longridge; and
· Whalley.

In addition to the strategic site at Standen and the bororugh’s principal settlements, development will be focused towards the Tier 1 Villages, which are the more sustainable of the 32 defined settlements:

· Barrow
· Billington
· Chatburn
· Gisburn
· Langho
· Mellor
· Mellor Brook
· Read & Simonstone
· Wilpshire.

In respect of the above policy considerations/criterion, the application site is located wholly within the defined settlement limits of Clitheroe (Principal Settlement).  As such, the principle of the redevelopment of the site for residential purposes would fully align with the inherent criterion of Policy DMG2(1), particularly insofar that it would represent development that it is closely related to the main built-up area of the settlement to which it relates.

With the proposed development further aligning with the aims and objectives of Key Statement DS1 insofar that it would result in residential development ‘focused towards’ and being within a designated Principal Settlement.

As such and taking account of the above matters, it is not considered that the principle of the creation of an additional planning unit in this location, notwithstanding other development management considerations, would result in any significant measurable adverse conflict with Key Statement DS1 nor Policy DMG2 of the Ribble Valley Core Strategy in relation to the locational and spatial aspirations for new housing growth within the plan area.


	Impact Upon Residential Amenity:

The proposal seeks consent for the creation of a new residential planning unit within the curtilage of an existing dwelling, within close-proximity to nearby existing residential receptors. As such, consideration must be given in respect of the potential for the development to result in undue impacts upon the residential amenities of existing nearby residential occupiers.

The proposed dwelling will be located within the rear residential curtilage of Inglemead, benefitting from an offset distance, at its closest point to an existing single storey rear extension, of approximately 12.1m from the existing dwelling, with an intermediate 1.8m high timber fence delineating the proposed newly created residential curtilage from that of the existing.   Inglemead benefits from one rear window at first floor which will be located approximately 20m from the proposed dwelling, being 18.75m from the southwestern extents of the proposed residential curtilage associated with the new dwelling.  

Taking account of the above spatial offset distances and taking account of the orientation of habitable room window, it is not considered that the proposed dwelling will result in any undue impact upon the residential amenities of residential occupiers of Inglemead by virtue of a loss of privacy, overbearing impact nor loss of light.

Given the proposed dwellings proximity to the neighbouring boundary with ‘Riversdale’ to the northwest, consideration must also be given in respect of potential impacts resultant from the development upon the residential amenities of occupiers of Riversdale.  The submitted details propose that two bedrooms will benefit from north-westerly outlook towards the rear curtilage area of ‘Riversdale’.  

Whilst it is noted that the dwelling will be set at a lower level than that of the garden area of Riversdale, the variation in levels would not be considered sufficient to mitigate inter-visibility between the habitable rooms and the adjacent garden area, diminishing the sense of privacy currently enjoyed by occupants of Riversdale.  With the raised garden of Riversdale also likely to facilitate overlooking, from an elevated position, into the garden area and habitable room windows of the proposed dwelling.  As such it is considered that the proposal results in direct conflict with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.

As such, and taking account of the above matters, the proposal results in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy, particularly insofar that the proposal will result in a significant diminished sense of privacy for both occupants of the proposed dwelling and occupiers of the adjacent dwelling ‘Riversdale’.


	Visual Amenity/External Appearance:

Given the proposal would involve the erection of a new residential dwelling within the curtilage of an existing dwelling, consideration must be given in respect of the potential for the development to result in undue impacts upon the character or visual amenities of the area.  

In this respect Policy DMG1 is primarily engaged insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. 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.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

The proposed dwelling would be located within the rear curtilage of Inglemead towards the northeastern extents of the garden area, benefitting from a direct interface with an existing boundary wall that fronts the back lane to the north.

The submitted details propose that the dwelling to be erected will accommodate two-bedrooms and open-plan kitchen/dining and living area.  The dwelling will be predominantly flat-roofed with two angular projecting lightwells being accommodated on the roof which will also accommodate photo voltaic panels.  It is proposed that the dwelling will be faced in primarily natural stone and vertical standing seam zinc, being of a contemporary architectural language.

The submitted details indicate that the angular lightwells will be afforded an element of visibility from the public realm upon approach along Hawthorne Place.  Notwithstanding the limited visibility that will be afforded to the proposal, Policy DMG1 requires that proposals ‘consider the density, layout and relationship between buildings’ and that proposals should be sympathetic to existing and proposed land uses in terms of ’size and intensity’.

In this respect, taking account of the overall footprint of the proposed dwelling, its proposed siting and configuration, whilst taking account of the inherent pattern of development that defines the inherent character of the area, it is considered that the proposal would result in an overly cramped form of development that conflicts with and fails to respond positively to the inherent pattern of surrounding built form, resulting in the introduction of an anomalous, discordant and incongruous pattern and form of development.

As such, taking into account of the above, the proposal would result in significant measurable conflict with Policy DMG1 of the Ribble Vally Core Strategy insofar that the introduction of a residential dwelling in this location would result in significant measurable harm to the character, visual amenities and immediate character of the area.  Particularly in that the proposal would result in an overly cramped form of development that conflicts with and fails to respond positively to the inherent pattern of development that defines the character of the area in this location, resulting in the introduction of an anomalous, discordant and incongruous pattern and form of development.


	Highways and Parking:

The applicant has submitted vehicular tracking information in respect of access and egress to the site by way of the private motor-vehicle following a request from the Local Highways Authority.  The Local Highways Authority has reviewed the additional submitted details and have stated the following:

‘The proposed access uses an existing garage access. The proposed dwelling will result in an intensification of use. The access is constrained and has poor visibility due to the high boundary wall adjacent to the highway and back street. The drivers will be required to undertake multiple reverse manoeuvres to and from Waddington Road which is not supported by the Highway Authority. 
When visiting the site it was noted that the back street is used as a pedestrian route and refuse bins are stored there which both cause conflict with the constrained access position’.

‘The additional drawing submitted 'Eddisons swept path analysis medium and large car' 24.25-SP01' shows a medium car 4.312m long and a large car 5.079m turning from Hawthorne Place into the driveway of the proposed dwelling, reversing onto the back street and exiting onto Hawthorne Place in forward gear. It demonstrates that the manoeuvre is achievable with a medium size car, however the manoeuvre in the large car is very tight and the body overhang crosses the boundary of 6 Hawthorne Place which is likely to cause damage. There are no changes proposed to the boundary treatment therefore visibility for drivers manoeuvring at the driveway is very restricted and conflict with pedestrians is high’.

With the Local Highways Authority further concluding that the proposed development ‘will have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site’.

In this respect the proposal would fail to align with the requirements of Policy DMG1 which requires that developments ‘ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated’. With further conflict with Policy DMG3 and key Statement DMI2 being resultant in that the proposal fails to provide adequate safe access or egress for the private motor-vehicle.

Taking account of the above matters, the proposal would result in significant measurable conflict with Key statement DMI2 and Policies DMG1 and DMG3 of the Ribble Vally Core Strategy insofar that the proposal fails to provide adequate or safe manoeuvring, access and egress for the private motor-vehicle, resulting in a detrimental impact on the safe operation of the highway in the immediate area.


	Landscape/Ecology:

The proposal involves the demolition of an existing garage structure with the proposal also being within the influencing distance of two trees.  As such the application has been accompanied by a Preliminary Bat Roost Assessment and Arboricultural Impact Report.

In respect of the Preliminary Bat Roost Assessment, the report identifies two trees on site within the context of the development, one being an Apple Tree (T1) and the other being a Silver Birch (T2), with both trees being rated as category ‘C’.  The submitted details propose the loss of T2 with T1 being retained in context of the development.  It is not considered that the loss of one Category ‘C’ tree within a domestic context/setting would result in any significant conflict with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy.

In respect of the Preliminary Bat Roost Assessment, the report concludes that no evidence was observed to suggest that the garage structure to be removed is utilised by nesting birds, nor is there any evidence of the structure having been utilised for roosting by bats.  With the structure being deemed as having negligible potential to accommodate such roosting opportunities.  As such there is no requirement for the proposal to provide mitigation to offset any resulting impacts from the development upon protected species or species of conservation concerns.

The application cites that the proposal is afforded exemption from statutory Biodiversity Net Gain requirements by virtue of the proposal being a self-building dwelling. However no legal mechanism has been forthcoming to secure the proposed dwelling as self-build. As such, the proposal cannot be considered an exemption and as therefore fails to meet this mandatory requirement.

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern. 

However, the application fails to provide adequate information to demonstrate that the proposal would achieve the mandatory requirement for Biodiversity Net Gain (BNG) or that it would meet one of the exemptions to BNG, which is in conflict with the 2021 Environment Act.


	Observations/Consideration of Matters Raised/Conclusion:

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 would result in significant measurable conflict with Policy DMG1 of the Ribble Vally Core Strategy insofar that the introduction of a residential dwelling in this location would result in significant measurable harm to the character, visual amenities and immediate character of the area.  Particularly insofar that the proposal would result in an overly cramped form of development that conflicts with and fails to respond positively to the inherent pattern of development that defines the character of the area in this location, resulting in the introduction of an anomalous, discordant and incongruous pattern and form of development.


	
02:
	
The proposal would result in significant measurable conflict with Key statement DMI2 and Policies DMG1 and DMG3 of the Ribble Vally Core Strategy insofar that the proposal fails to provide adequate or safe manoeuvring, access and egress for the private motor-vehicle, resulting in a detrimental impact on the safe operation of the highway in the immediate area.


	
04:
	
The proposal results in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy, particularly insofar that the proposal will result in a significant diminished sense of privacy for both occupants of the proposed dwelling and occupiers of the adjacent dwelling ‘Riversdale’.


	
03:
	
The application fails to provide adequate information to demonstrate that the proposal would achieve the mandatory requirement for Biodiversity Net Gain (BNG) or that it would meet one of the exemptions to BNG, which is in conflict with the 2021 Environment Act.




image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




