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	Development Description:
	Removal of the existing rear extension and proposed erection of a replacement single storey rear extension. Proposed loft conversion and associated internal alterations.

	Site Address/Location:
	32 Wilson Street, Clitheroe. BB7 1BH

	

	CONSULTATIONS: 
	Parish/Town Council

	 Clitheroe Town Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal. This objection is summarised as:

· Impact of the proposal upon residential amenity

· Impact of the proposal upon visual amenity

These concerns are addressed further below in the relevant sections of the report.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2009/1007:
Proposed rear single storey extension to provide bedroom and en-suite facility (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a terraced property in Clitheroe. The property consists of stone, slate roof tiles and UPVC doors and windows. The surrounding area is residential with Clitheroe town centre just to the North of the proposal site.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a rear dormer and single storey extension.

	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The proposed single storey extension includes a window and door on its North-western elevation. The window and door would not provide any new opportunities for overlooking in as much that they would solely allow views into the property’s rear yard. 

The proposed rear dormer includes two windows on its North-western elevation which would allow some overlooking into the rear yards of neighbouring properties however it is worth noting these areas are already viewable from the first floor windows of the main property. As such, it is not considered that the rear dormer or single storey extension would compromise existing privacy levels at the proposal site.

The proposed single storey extension would be sited on the footprint of the property’s existing rear outrigger which is to be demolished to accommodate the proposed works. The extension would have an outwards projection of 4.4 metres and would be sited in close proximity to the boundary with No. 30 Wilson Street. Desktop analysis shows the proposed extension to be compliant with the 45 degree test in relation to the rear outrigger of No. 30 Wilson Street therefore it is not anticipated that extension would lead to any serious loss of natural light or outlook for the residents of No. 30. 

The existing rear yard layout of the properties on Wilson Street comprises a continuous and uniformed row of single storey outrigger extensions with corresponding narrow strips of space approximately 1.6m wide between the outriggers and boundary walls of each property. In turn, this tight layout between properties has resulted in the creation of a tunnelling effect that is most evident when looking out into the rear yard of properties on the street.

The South-western side elevation of the proposed single storey extension would be sited in close proximity to the rear outrigger of No. 34 Wilson Street and would have an outward projection of 4.4 metres making it 1 metre longer than the existing outrigger. Subsequently, concerns have been raised with regards to the tunnelling effects likely to occur as a result of the extension’s increased outward projection however given the existing tunnelling effect already in place it is not considered that the proposed extension would exacerbate the existing sense of enclosure to an unacceptable degree. 

Moreover, the extension would be sited on the footprint of the property’s existing outrigger which lies to the North of No. 34 Wilson Street therefore it is not considered that the extension would lead to any additional overshadowing for the residents of No. 32. Furthermore, it should be noted that planning consent was previously granted in 2009 for the construction of a rear single storey extension whereby the outward projection of the approved extension was set at 6 metres.
The proposed dormer would be sited below the roof pitch of the main property and inward from the neighbouring boundary lines therefore it is not anticipated that the dormer would lead to the occurrence of  any overshadowing. Moreover, it should be noted that the rear dormer complies with the guidelines relating to permitted development and as such could be constructed without planning permission. Accordingly, it is not considered that the rear extension and dormer would have any harmful impact upon outlook or natural light provision for any neighbouring residents.


	Visual Amenity:

The proposed rear dormer would be set inward from the neighbouring boundary lines back from the eaves and below the main roof pitch making it wholly subservient to the roofscape of the primary dwelling. None of the properties on the North-western side of Wilson Street comprise dormers on their rear elevations therefore the proposed dormer would be somewhat conspicuous however given that the dormer would be largely screened from public view to the rear of the property it is not considered that the proposed works would have any undue impact upon visual amenity.

The proposed single storey extension would measure 4.4 x 4.4 metres with a height of 3.1 metres making it wholly subservient to the dimensions of the main property. The extension would incorporate a flat roof design which would be somewhat noticeable amongst the existing lean-to roofscape of outriggers which comprise the rear of Wilson Street however given that the extension would be predominantly screened from public view to the rear of the property it is not considered that the proposed works would be overly disruptive to the existing roofscape or visual amenity of the area. Moreover, the extension would incorporate render and UPVC doors and windows in its external features which would allow optimal visual integration with the rear elevation of the main property.


	Landscape/Ecology: 

A bat survey carried out at the proposal site on 26/4/21 found no evidence of any bat related activity.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works will not affect the property’s existing parking arrangement it is not considered that the proposal will have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns in relation to residential amenity in as much that the dormer and extension would not lead to any significant loss of privacy, natural light or outlook for any neighbouring residents.

The dormer and single storey extension would command a certain amount of visual presence on account of of their design and relationship with the features of the neighbouring properties however their cumulative visual impact would remain low by virtue of their siting to the rear of the main property.

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


	RECOMMENDATION:
	That planning permission be granted.
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