	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	LW
	Date:
	22/05/23
	Manager:
	KH
	Date:
	23/05/23

	

	Application Ref:
	3/2023/0271
	[image: ]

	Date Inspected:
	25/04/2023
	Site Notice:
	N/A
	

	Officer:
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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey rear extension. 

	Site Address/Location:
	3 Fort Street, Clitheroe, BB7 1BY

		

	CONSULTATIONS: 
	Parish/Town Council

	No objection. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection have been received in relation to the proposal, both from the same representation. The concerns raised within the letter can be summarised as:

· Overshadowing/ overbearing impact;
· Loss of daylight/sunlight.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME3 – Site and Species Protection
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No previous planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a mid-terrace property at no.3 Fort Street, located within the defined settlement boundary of Clitheroe. The application property consists of red facing brickwork, render, slate roof tiles and white uPVC windows and doors. The rear elevation of the property comprises an existing single storey outrigger which extends the full length of the rear yard and serves as a utility/office, shower room and storage. The existing outrigger is proposed for demolition as part of the proposed development. The surrounding area is residential, with the property of no.1 Fort Street adjoining the application site to the south-east and no.5 Fort Street to the north-west. 


	Proposed Development for which consent is sought:

Permission is sought for the erection of a single storey rear extension, following the demolition of the existing single storey rear outrigger. 

The original proposal also included the addition of a first-floor extension which extended across the full width of the host dwelling; however, as this element of the proposal would appear visually at odds with the original rhythmic roof design of the row terraced properties it has been removed from the proposal. In addition to this, it was advised that the original projection of the single storey extension (4 metres) would not be supported due to its adverse impact upon the residential amenity of the adjoined neighbouring residents at no.5 Fort Street. As such, the outward projection of the single storey extension has also been amended. 

The proposed single storey extension would project 3.3 metres from the rear elevation of the main dwellinghouse and would have a width of 4.3 metres, extending across the full width of the rear elevation. A lean-to roof design would be featured which would measure 2.67 metres to the eaves and 3.91 metres to the highest point and would include the installation of 2no. Velux roof lights. To the rear elevation of the proposal, a set of bi-fold doors would be featured which would serve the proposed kitchen/dining. 

The proposed development would be constructed in materials to match the external appearance of the host dwelling, including matching facing brickwork, slate roof tiles and white uPVC windows and doors. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The south-eastern elevation of the proposal would be positioned along the adjoining shared boundary with no.1 Fort Street. The single storey extension would replace the existing single storey outrigger which extends the full length of the rear yard and along this common boundary. In addition to this, the proposed development would run parallel to the existing single storey rear outrigger featured at no.1 Fort Street and would feature no windows to the side elevation. As such, it is not considered that the proposed extension would result in any unacceptable impact upon the amenity of no.1 Fort Street by way of overshadowing, loss of outlook, daylight or privacy. 

In regard to no.5 Fort Street, the north-western side elevation of the proposed extension would be sited directly along the common boundary shared with this adjoining property, which contains a ground floor window to its rear elevation and ground floor windows to its rear outrigger which would be located approximately 2 metres away and directly adjacent to the side elevation of the extension.

The original proposal comprised an outward projection of 4 metres which when assessed was found to be in contravention of the 45-degree rule in relation to the windows on the rear elevation and outrigger of no.5 Fort Street. 

This scheme, as revised, would retain the width of the original proposal but with a reduced outward projection of 3.3 metres. The outward projection of the proposed ground floor element of the proposal would still be in contravention of the 45-degree rule in relation to the windows on the rear elevation and outrigger of no.5 Fort Street and as such, the proposal has the potential to result in some loss of natural light and outlook and thus have an overbearing impact upon the adjoined neighbouring property. 

Notwithstanding this, the application dwelling still benefits from permitted development rights which would allow for the construction of an almost identical single storey rear extension without the need for planning consent, with only an additional 0.3 metres being proposed to the outwards projection of the proposal. In view of this, in the absence of any justification to warrant refusal of the extension, the proposed development is considered to be acceptable in the context of the fall-back position outlined above. 


	Visual Amenity/External Appearance:

Whilst the proposed development would extend the entire width of the existing dwelling, the proposed single storey rear extension would have an eaves and roof pitch height of 2.67 and 3.91 metres respectively, resulting in the proposal appearing wholly subservient to the main property in terms of height. As such, the proposed extension would be a relatively modest addition to the existing property, however as stated above, the proposed width, outward projection, and proximity of the extension to the adjoined neighbouring property would still more than likely result in some loss of light and outlook to the residents of no.5 Fort Street. 

Furthermore, the application property’s rear elevation is publicly viewable from the south-eastern end of Kay Street and therefore the proposed extension would have some visual impact. However, given that the extension would be set back approximately 28 metres from the main road it is not considered that the proposal would have any adverse impact upon the visual amenity of the area. 


	Highways and Parking:

The proposed development would not result in an increase in the number of bedrooms of the application site or include any alterations to the current parking arrangements. As such, it is not considered that there would be any undue impact upon highway safety or parking. 


	Landscape/Ecology:

A daytime bat survey has been conducted at the application site, dated 16th March 2023. It concluded that there is a low probability that bats are using the property. However, given that the survey was conducted outside of the optimum period (May-September) and at the wrong time of day, a cautionary approach to development is advised and should species be detected, work must cease immediately. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed single storey rear extension would be visible from within the public realm, however in this instance it is not considered that the proposal would adversely affect the visual amenities of the surrounding area. 

It is acknowledged that the proposed development would more than likely result in some loss of light and outlook to the neighbouring residents of no.5 Fort Street, however there is scope to construct an almost identical rear extension at the property through utilising permitted development rights. In view of this, the refusal of the proposal would not prevent any potential harm from occurring to the adjacent neighbouring property and the revised scheme is therefore considered to be acceptable within the context of this fall-back option.

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 subject to the imposition of conditions. 
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