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	Date Inspected:
	01/03/2022
	

	Officer:
	SH
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	Proposed extension to form new kitchen/dining room and roof terrace to rear of existing dwelling. 

	Site Address/Location:
	34 Moorland Crescent, Clitheroe, BB7 4PY

	

	CONSULTATIONS: 
	Parish/Town Council

	No comment received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A 

	

	CONSULTATIONS: 
	Additional Representations.

	 No comments have been received. 

	

	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 

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No Relevant Planning History. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two-storey property on the South-Eastern side of Moorland Crescent, located within the settlement boundary of Clitheroe. The property comprises a mixture of red brick with pebble dash render, concrete roof tiles and white uPVC doors and windows. The surrounding area is predominantly residential, with the property backing onto open countryside to the rear. The dwelling itself is not situated on any designated land. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey flat roof rear extension with a roof terrace above. The proposed extension will protrude approximately 3.6m from the rear elevation, and the development will have a total width of approximately 6.7m respectively. The roof terrace will be accessed by stairs sited to the South of the development. The eaves of the extension will fall to approximately 3m, with the balustrades on the roof totalling to a maximum height of 4.1m from ground level. The proposed materials include weathered cedar boards, dark grey g.r.p composite roofing, grey steel balustrade and grey aluminium Bi-Fold doors to provide access to the rear. 


	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 proposal site is a semi-detached property and therefore the neighbouring property attached to the applicant’s property, No.36, and the property sited to the South of the site, No.32, will be most affected. The extension to the rear would protrude the same measurement off the rear elevation as the neighbouring property, and the development would not result in any loss of light on the adjoined neighbour situated to the North. The property also backs onto open countryside so the development as such would not have any undue impact on any properties situated to the rear of the residential curtilage.

Policy DMG1 of the Ribble Valley Borough Council Core Strategy states the importance that all development must “consider the density, layout and relationship between buildings”.  The proposed roof terrace would be situated close to the balcony with No.36, which has a similar extension as the proposed above. It is considered that the use of the roof as a balcony would result in an unacceptable loss of privacy and overlooking into the rear garden area and to the existing balcony of the adjoined neighbour. 

In addition, the staircase is located such that any person gaining access to the balcony area would have direct and unrestricted views from an elevated position into the rear conservatory and rear garden of No.32, situated South of the site. The proposal would result in undue harm to the residential amenity of the occupants of No.32 and No.36 Moorland Crescent as a result of a loss of privacy and overlooking to the rear conservatory and rear gardens of the neighbouring properties, contrary to Policy DMG1. 


	Visual Amenity:

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 timber staircase, extension and roof terrace will be situated to the rear of the property and hence will not be readily visible from the adjacent highway of Moorland Crescent. It is not considered that the proposal would be unduly harmful to the appearance of the dwelling or that of the surrounding area. The materials which have been chosen for the proposal are not currently found on the application property, however as the development will be situated out of view from the front of the property, it would not be deemed as detrimental to the visual amenity of the property or surrounding area. 


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

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


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would not be considered to be of detriment to the visual appearance of the property or to the surrounding area. 

However, the development raises concerns regarding residential amenity in as much that the roof terrace would result in increasing opportunities for overlooking and loss of privacy on the adjoined neighbouring property of No.36 and the dwelling situated to the South of the site, No.32.

It is for the above reason and having regard to all material considerations and matters raised that planning consent be refused.  


	RECOMMENDATION:
	That planning permission be refused for the following reason(s):

	01
	The proposed balcony development, as a result of its design, elevation, and proximity to the shared boundary, would lead to significant overlooking and loss of privacy that would have a detrimental effect upon the residential amenities of the neighbouring occupants. This is considered to be contrary to Policy DMG1 of the Ribble Valley Borough Council Core Strategy. 
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