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	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Proposed replacement rear extension and first floor addition above the existing garage and associated alterations including fence height amendment.

	Site Address/Location:
	28 Ludlow Road, Clitheroe. BB7 2RJ

	

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council Highways have no objections.

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection raises concerns regarding lossof amenity caused by overlooking

	

	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 DMG3 – Transport and Mobility 
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/2012/1092:
Outline application for residential development of up to 140 units with primary access off Henthorn Road with all other matters reserved (Refused)

3/2013/0711:
Outline application for residential development of up to 140 units with primary access off Henthorn Road with all other matters reserved (RE-SUBMISSION OF 3/2012/1092/P) (Approved)

3/2015/0097:
Discharge of condition 4 (Phasing Plan) and 8 (Design Code) of planning consent 3/2013/0711 (Approved)

3/2015/0446:
Reserved matters for residential development of 130 dwellings, including associated infrastructure, open space provision and landscaping (Approved)

3/2015/1000:
4 x non illuminated advertisement (pole with fabric flag) height 6.000 metres x width 0.900 metres x depth 0.100 metres, 2 x advertisement boards height 3.000 metres x width 2.000 metres x depth 0.010 metres (Approved)

3/2016/0055:
Discharge of conditions 6 (habitat enhancements) and 9 (central play area) of planning permission 3/2015/0446 (Approved)

3/2016/0336:
Discharge of condition(s) 28 (archaeology) of planning permission 3/2013/0711 (Approved)

3/2016/0562:
Discharge of Condition(s) 9 and 16 (highways) of planning permission 3/2013/0711 (Approved)

3/2016/0900:
Discharge of condition 28 (archaeology) from planning permissions 3/2013/0711 and 3/2016/0336 (Approved)

3/2017/0433:
Application for outline planning permission for up to 24 new dwellings and associated infrastructure on land behind 115 Kemple View, Clitheroe including access via Henthorn Road (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Clitheroe. The property consists of red brick, concrete roof tiles and white UPVC doors and windows. The property is situated within a new housing development amongst numerous other detached dwellings.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a first floor side extension and single storey rear 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 side extension would incorporate a first floor Juliet balcony window on its South-eastern side elevation and a first floor window on its North-eastern front elevation. The Juliet balcony window would replace an originally proposed first floor window as part of a revision to the master bedroom element of the proposal which is discussed in more detail below. The Juliet balcony and windows would provide views towards the South-eastern end of Ludlow Road which is already viewable from within the public realm therefore it is not considered that this aspect of the proposal would provide any new opportunities for overlooking. 

A first floor projecting balcony was originally proposed for the rear South-western elevation of the proposed side extension however following desktop analysis and an additional site visit it was considered that the projecting element of the balcony would have led to both privacy and noise disturbances for the residents of newly built properties situated immediately to the South of the proposal site. 

Following discussion, the applicant has since submitted a revised proposal comprising a Juliet balcony in place of the previously proposed projecting balcony. The inward opening doors and Juliet balcony would allow a similar level of overlooking to the property’s existing first floor windows which predominantly provide views into the property’s rear garden therefore the revised aspect of the proposal is considered to be acceptable in terms of its impact upon privacy.

The proposed rear single storey extension includes bi-folding doors and a window on its rear and side elevations respectively. The bi-folding doors and window would solely provide views into the property’s rear garden which is enclosed on all sides by a timber boundary fence which is to be increased to 2.4 metres in height on its Southern elevation therefore no loss of privacy is anticipated with regards to the rear extension element of the proposal.

The proposed extensions would be located directly to the North of the nearest neighbouring properties which are sited approximately 10 metres away therefore it is not considered that the proposed works would lead to any loss of natural light or outlook for any neighbouring residents.


	Visual Amenity:

The proposed side extension would be subservient to the main property in as much that it would be set well back from the property’s front elevation and below the property’s roof pitch. The side extension would consist of a two storey design that would be visible within the public realm from the South-eastern end of Ludlow Road. As such, this aspect of the proposal would have a moderate visual impact however the side extension would be sited on the footprint of the property’s existing garage with the only significant addition to the main property being the first floor element of the extension. Furthermore, the extension would be sited on the property’s South-eastern side elevation which faces away from most of the other properties on Ludlow Road which in turn would reduce the visual impact of the proposed works. 

The proposed single storey rear extension would have an eaves and roof pitch height of 2.4 and 3.3 metres respectively making it wholly subservient to the main property in terms of height. The rear extension would span the entire width of the property’s rear elevation however it would have a relatively modest outwards projection of 4 metres in line with the property’s existing conservatory therefore it is not considered that the extension would be an over dominant feature. Moreover, the single storey extension would be sited to the rear of the property outside of the public realm therefore the visual impact of the proposed works would be minimal.

Furthermore, both of the extensions would incorporate red brick, concrete roof tiles and white UPVC doors and windows in their design which in turn would further optimise visual integration with the main property. Accordingly, it is not considered that the proposed works would have any undue impact upon the visual amenities of the area.


	Ecology: 

A bat survey conducted at the proposal site on 26/7/21 found no evidence of any bat related activity.


	Highways: 

Lancashire County Council Highways have reviewed the proposed plans and have no objections to the development therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

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

Neither the side or rear extensions would be over dominant features and each would be predominantly sited away from the public realm without having any undue impact upon visual amenity.

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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