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	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Proposed demolition of rear garage. Replacement rear extension with new rooflights. Dormer extension and window alterations. Resubmission of 3/2021/0770.

	Site Address/Location:
	7 Clayton Grove, Copster Green. BB1 9HJ

	

	CONSULTATIONS: 
	Parish/Town Council

	Salesbury Parish Council consulted via email on 10/10/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	

	

	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:

3/2021/0770:
Proposed rear extension and dormer extension (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey end terraced property in Copster Green. The property consists of red brick, slate roof tiles and white UPVC doors and windows. The rear elevation of the property comprises an existing single storey outrigger which currently serves as a kitchen. A detached timber based single garage is also sited to the rear of the property which is to be demolished as part of the proposed development. The surrounding area is residential with a large area of open countryside situated immediately to the North.

	Proposed Development for which consent is sought:

Consent is sought for the construction of a rear box dormer and rear single storey extension. The proposal is a resubmission of a previously approved planning application with the current proposal incorporating some minor design changes. These changes include an increase to the cubic volume of the previously approved box dormer and minor increases to the eaves height and outwards projection of the approved single storey rear extension.


	Residential Amenity:

The proposed rear dormer would provide similar views to the property’s existing first floor windows while the reconfigured ground floor window arrangement proposed for the North-western gable end of the property would provide almost identical views to the proposed ground floor window arrangement approved under application 3/2021/0770. 

The proposed single storey extension would incorporate bi-folding doors on its rear North-eastern elevation and two windows on its North-western side elevation which would provide identical views to the property’s existing rear and side ground floor windows. Concerns have been raised in relation to a potential loss of privacy to No. 6 Clayton Grove from the extension’s proposed balcony area. Notwithstanding this, it should be noted that the kitchen windows forming the existing rear outrigger of No. 6 currently provide largely unrestricted sideways views into the rear yard of No. 7 Clayton Grove. Therefore, bearing in mind the existing loss of privacy between No. 6 and No. 7 there is unlikely to be any additional impact from the proposal than from the already approved scheme.

The South-eastern side elevation of the proposed rear extension would be sited directly on the common boundary shared with No. 6 Clayton Grove which contains a ground floor window on its rear elevation and ground floor windows on its rear outrigger which would be located directly adjacent to the South-eastern side elevation of the extension. Desktop analysis shows that the outward projection of the extension would be in contravention of the 45 degree rule in relation to the windows on the rear elevation and outrigger of No. 6 Clayton Grove. As such, the proposed rear extension has the potential to lead to some loss of natural light and outlook and overbearing impact to the adjoined neighbouring property.

Notwithstanding this, the application property still benefits from permitted development rights which would allow for the construction of an almost identical rear extension without the need for planning consent. In addition, the design proposed for the rear extension is almost identical to the rear extension approved under previous application 3/2021/0770, with only an additional 20cm being proposed to the outwards projection of the current extension. Therefore, refusal of the proposed extension would not prevent the loss of privacy, loss of light or overbearing impact that could also occur from the fall-back positions outlined above.


	Visual Amenity:

The proposed rear box dormer would be larger in terms of cubic volume in comparison with the dormer previously approved under application 3/2021/0770 however the proposed dormer would remain set back and below from the eaves and roof pitch of the host dwelling respectively. In addition, analysis shows that the dormer would fall within the realm of permitted development. Accordingly, the proposed dormer, whilst somewhat larger than the previously approved dormer, would not read as an over dominant structure and as such would sufficiently integrate with the application property.

The proposed rear extension would comprise a modest footprint that would be predominantly sited on the footprint of the property’s existing outrigger with the eaves and roof pitch of the extension set well below the eaves and roof pitch of the host property. As such, the proposed rear extension would read as a subservient and acceptable addition to the dwelling.

The property’s rear elevation is publicly viewable from the South-eastern end of Lovely Hall Lane therefore the proposed rear dormer and extension would have some visual impact however given the scale and design of the proposed additions to the property it is not considered that the cumulative visual impact of the proposed development would be harmful to the visual amenities of the area.


	Ecology: 

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


	Highways and Parking: 

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


	Observations/Consideration of Matters Raised/Conclusion:

The proposed rear single storey extension has the potential to result in some loss of light and outlook to the neighbouring residents of No. 6 Clayton Grove. Notwithstanding this, there is scope to construct an almost identical rear extension at the property through implementing the previous consent granted or through utilising permitted development rights therefore refusal of the proposal would not prevent any potential harm from occurring to the adjacent neighbouring property.

The proposed dormer and rear extension would both be visible within the public realm, however, neither of these structures would appear over dominant or incongruous in the context of the host property therefore it is not considered that the proposed development would be harmful to the visual amenities of the area.

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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