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	Date Inspected:
	14/03/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Amendment to window positions on previously approved extension to rear (under planning permission 3/2017/0007).

	Site Address/Location:
	Brushwood Barker Lane Clayton le Dale BB2 7EE

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought to amend a previously approved two storey rear extension at Brushwood, Barker Lane, Clayton le Dale. The application dwelling is one of a pair of side-gabled semi-detached dwellings on the west side of Barker Lane, Mellor. The application site lies within the designated Green Belt and has a shared drive and parking area to the front and a generous rear garden with a length of around 45m. It forms part of ribbon development along Barker Lane.

Planning consent for a two storey rear extension was approved at the application property by planning consent 3/2015/0602. The applicant sought consent for amendments to the window arrangement through a non-material amendment application in early 2017. However this was refused as it was considered that the proposed alterations would introduce a new element of overlooking which could not be considered through the non-material amendment procedure. As such, the applicant has submitted this application so that the impact of the amendments can be given the proper consideration. The alterations include changes to the window arrangement on the rear elevation and ground floor windows in the side elevations of the two storey extension.

	Relevant Planning History:
3/2015/0602 - Two storey rear extension to form lounge and bedroom, first floor alterations with rooflights, side fire escape staircase, alteration to front door and window locations, renewal of roofing materials and external wall finishes. Approved

3/2017/0007 - Application for non-material amendment to planning permission 3/2015/0602 including amended windows to ground floor of proposed rear extension. Side windows at ground level. Refused.

	Observations/Consideration of Matters Raised/Conclusion:

Policy DMG1 of the Core Strategy requires development to be sympathetic in terms of its scale, massing, style and features. The proposed two storey rear extension is set down from the ridge height of the main dwellinghouse and would be seen as a subservient addition. The only change when compared to the previously approved scheme is the window arrangement on the rear and side elevations of the proposed extension. The proposed fenestration, whilst not ideal, would not result in any unacceptable harm to the appearance of the building and would be located to the rear of the dwelling where it would not be prominent in the public realm. Therefore, it would be broadly in accordance with Policies DMG1 and DMH5 of the Core Strategy.

In terms of its impact on the residential amenity of neighbouring occupants, the proposed alterations on the rear elevation would not result in any element of overlooking or loss of privacy. The south facing side elevation of the proposed extension faces the rear garden of Hillside. It is proposed to introduce a ground floor habitable room window on this elevation. However, there would be no loss of privacy due to the existing close boarded fencing and hedgerow which would prevent direct views of the private amenity space of Hillside. Similarly, on the northern side of the extension it is proposed it insert of ground floor window opening. As a result of the topography of the area, dwellings to the north are set at a higher ground level than the application dwelling. Due to the change in land levels between the application property and neighbouring dwellings to the north and the intervening boundary treatment, the proposed window on the north facing elevation would not result in any harmful overlooking of neighbouring property or gardens.

	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, the impact of the alterations on the visual appearance of the host dwelling and the residential amenity of neighbours has been taken into account. The proposals would not result in any detrimental adverse impact and therefore it is recommended that the application be approved in accordance with Core Strategy Policies DMG1 and DMH5.

	RECOMMENDATION:
	That planning consent be granted


