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	04/11/2021
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed single storey extension to rear. 

	Site Address/Location:
	1 Sycamore Walk, Clitheroe, BB7 1FJ

	

	CONSULTATIONS: 
	Parish/Town Council

	Comment received by email on 16/11/2021 – No Objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	
One objection has been received in respect to this application. The objection has been summarised below:

· Residential Amenity - Visual intrusion and loss of privacy on neighbouring properties due to increased glazing facing habitable rooms on the South-Eastern elevation of the application property. 
· Condition 9 on planning application 3/2021/0328 removed permitted development rights from No.1 Sycamore Walk.

The above objection is addressed in the corresponding section of the report below.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0924:
Certificate of Lawfulness for a proposed rear single storey extension. (Refused)

3/2017/0692:
Variation of condition 2 of planning application 3/2016/0328. Plot 3 has been moved further away from the site boundary due to engineering issues, and as a result the drawing numbers have changed. (Approved)

3/2016/0328:
Erection of 18 dwellings on land to the rear of Parker Avenue, Clitheroe following the demolition of No 15 Parker Avenue. (Approved)

3/2014/0666:
The demolition of an existing bungalow and erection of 15 no houses & pumping station with associated access and services. (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The application relates to a detached property in Clitheroe. The property features natural stone exterior, with grey slate roof tiles, and black UPVC windows. The site is in a residential area towards the southern edge of Clitheroe, with Sycamore Walk being in close proximity to Primrose Community Nature Reserve. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a hipped roof single storey rear extension, with Bi-folding doors. The width of the proposal will fall at approximately 4.3m wide, with the extension protruding out around 3.5m from the existing rear elevation. The height of the extension will measure approximately 2.5m to the eaves, and measure a total of 3.6m at the highest point. Artificial stone, concrete tiles and black UPVC windows are the materials proposed.


	Principle of Development:

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


	Residential Amenity:

The neighbouring property situated to the South-West of the development at number 3 Sycamore Walk will fall approximately 10m from the rear wall of the proposed extension. A boundary fence between the properties will provide a barrier between the dwellings and will aid in reducing impacts regarding overlooking and loss of privacy on this property as a result of the development. 

The property to the South-East of the proposal is known as 13 Parker Avenue. Concerns have been raised regarding effect on residential amenity for this property through visual intrusion and loss of privacy. The development would be situated approximately 20m away from the neighbouring dwelling, however the detached garage associated with the application property aids in screening the extension from the rear elevation. A high boundary hedge also lines the curtilage of number 13, also contributing to concealing the impact of the development. Therefore, the extension will not provide any new opportunities for overlooking, loss of daylight and limits loss of privacy on this neighbour. 

The remaining properties that surround dwelling number 1 are not considered to be negatively impacted by the proposed rear extension due to the separation distances between the dwellings, leading to no impact on loss of light, overbearing impact or limiting privacy levels. 


	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that “development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”. Furthermore, emphasis is placed on visual appearance and the relationship to surroundings.  

The proposed extension to the rear of the property will be single storey, with a hipped roof, and stand at a maximum height of 3.6m, with the eaves measuring at 2.5m from ground level. Due to the positioning of the dwelling on a corner plot, and with regard to it being a detached property, all four elevations can be seen from the adjacent highway. The curtilage boundary on the North-Western edge of the property features a 3m high wall and boundary fence, meaning due to topography of the land approximately 3.4m of the extension will be screened from public view at pavement level. This means that the extension will not be an incongruent feature and will be subservient to the existing property. 

The intended building materials for the extension would match those found on the main dwelling and would complement the current external appearance of the property. The cumulative impact of the overall development would also not be considered to have a detrimental impact as sufficient openness will be retained as a result of the remaining garden size. As such, this development is considered acceptable in terms of visual amenity. 


	Landscape/Ecology:

No ecological constraints were identified in relation to this proposal. 


	Highways:

Lancashire County Council Highways have not been consulted on the proposal as the proposed works would not be deemed to affect the property’s existing parking arrangement and therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The objection received regarding the proposed development affecting residential amenity has been summarised above and factors such as the detached garage of the application property and high hedge between the boundaries will assist in keeping loss of privacy to a non-detrimental level. 

It is therefore concluded that the proposed development will not result in any significant impact on the residential or visual amenity of the area. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted. 
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