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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Single storey rear extension 4.6m long, 3.7m high (max), height at eaves 2.73m.

	Site Address/Location:
	96 Pimlico Road, Clitheroe. BB7 4PT

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal. The objection has been summarised below:

· Impact on residential amenity regarding restricting light to the adjoined property. 
· The extension will form a large wall to the boundary of the neighbouring property. 

This objection is assessed in the corresponding section of the report below.


	

	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 Planning History.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a semi-detached property within the settlement boundary of Clitheroe. The surrounding area is predominantly residential, with a trainline being situated to the East and West of the application site. External materials of the property include red brick with pebble dash render, slate roof tiles and timber UPVC doors and windows. The site is in no designated areas of interest. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey low-pitched rear extension at 96 Pimlico Road, Clitheroe. The proposed larger home extension would protrude approximately 4.6m from the rear wall of the original dwellinghouse and will span approximately 4m in total to adjoin onto the existing utility space. The maximum height of the extension will measure around 3.7m, with the eaves falling to around 2.7m from ground level. Bi-Fold doors will provide access to the rear garden, and one single low-pitch Velux rooflight will be installed within the roofline. Slate roof tiles and render have been chosen in order to match the rear of the existing dwelling. The applicant seeks determination as to whether the above proposal requires prior approval by the Council. 


	Principle of Development:

The proposed works originally formed part of a Prior Notification application for larger home extensions which are subject to a statutory consultation period. When no objections are received following the period of consultation then the proposed works must be assessed against the provisions of Schedule 2, Part 1, Class A of the Town and Country Planning (General Permitted Development) Order 2015.

However, one stipulation of the Prior Notification process is that when representations are received in relation to such an application then the proposed works must be assessed against National and Local policies in the same manner as regular planning applications.

One representation was received in relation to this application therefore the proposal will be assessed as a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations.


	Residential Amenity:

The proposed extension will incorporate Bi-Folding doors on its South-Eastern rear elevation, and a door on the North-Eastern elevation providing access to the rear garden. These doors will solely provide views into the property’s rear garden and as such will not provide any new opportunities for overlooking. Therefore, it is not considered that the proposal would compromise existing levels of privacy.

The South-Western elevation of the proposed extension will be sited close to the neighbouring boundary with the adjoined property of No.94 Pimlico Road. The extension is planned to protrude approximately 4.6m from the rear elevation and span a total width of around 4m respectively. The neighbouring property is sited to the South-West of the development and as a result will not experience overshadowing from the proposed development, however due to the protrusion length of the extension, reduced outlook to neighbouring properties must be considered. No.94 currently features windows on the rear which provide light to a habitable room, situated around 1m from the boundary line. Desktop analysis shows that the extension will break the line of 45° from the window on the adjacent property and the proposal will result in an oppressive and overbearing development. As a result, it will therefore result in loss of outlook and natural daylight on the neighbouring dwelling. 

Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘provide adequate day lighting’ and ‘consider the density, layout and relationship between buildings’ however given the loss of natural light that would likely be experienced by the adjacent neighbouring resident of No.94 as a result of the proposed works, it is considered that the proposal would be an unacceptable addition to the existing pattern of development and largely contrary to the aims of the above policy.


	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 proposed rear extension will have a maximum roof height of approximately 3.7m and an eaves height of around 2.7m respectively making it wholly subservient to the primary dwelling and will match the eaves height of the existing rear utility.

The extension will have an outwards projection of 4.6 metres and a width of 4 metres respectively. Accordingly, the proposal will have some visual impact however the structure will be sited to the rear of the property which is predominantly screened by boundary treatments, adjoined outbuilding and existing property therefore the overall visual impact of the proposed works will be relatively low with negligible impacts to visual amenity. Moreover, the extension is to be constructed from render and natural slate roof tiles which will optimise visual integration with the primary dwelling.


	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 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 extension will be sited largely out of public view and will not be an over dominant feature therefore it is not considered that the proposed works would have any undue impact upon visual amenity.

However, the proposal does raise some significant concerns with regards to residential amenity in as much that the proposed development would adversely affect the amenity of the neighbouring residents of No.94 Pimlico Road to an unacceptable degree.

It is for the above reasons 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:

	01
	The proposal, by virtue of its design and spatial layout, would be an oppressive and overbearing form of development leading to an unacceptable loss of outlook for the adjoined neighbouring occupants residing at the property known as No.94 Pimlico Road. As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy. 
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