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	Date Inspected:
	31/08/23
	Site Notice:
	N/A
	

	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed rear conservatory with balcony above. 

	Site Address/Location:
	1 Brambles Close, Barrow, BB7 9BF

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of the proposal. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1997/0367: Detached dwelling at Plot 1, The Brambles (Approved)

3/1993/0190: Erect 2no. fence lines (Approved)

3/1992/0040: Detached house with detached garage on land to the rear of Cockerill Terrace, Barrow (Approved)

3/1991/0796: 4 no. proposed dwellings – plot 6-9 on land to the rear of Cockerill Terrace, Barrow (Approved)

3/1991/0261: Forming new access road through to development between Abbey and Cockerill Terrace and proposed boundary treatment to site to rear of Cockerill Terrace (Approved) 

3/1991/0189: Proposed dwelling on land to the rear of Cockerill Terrace, Barrow (Approved)

3/1991/0187: Proposed dwelling on land to the rear of Cockerill Terrace, Barrow (Approved) 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey detached dwellinghouse at no.1 Brambles Close. The property comprises of brickwork, grey roof tiles and uPVC windows and doors and benefits from an existing integral garage and rear conservatory. The site to which the application relates is located within the defined settlement area of Barrow and the surrounding area is largely residential in character, with an area of open countryside being situated directly to the rear (west) of the site. 


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing conservatory and construction of a proposed single storey rear extension with balcony above. 

The proposed rear extension would project 3m beyond the rear elevation of the dwellinghouse and would extend a width of 4m. A flat roof design would be featured which would measure approximately 2.7m in height, and 1no. window would be incorporated to both the north-eastern and south-western side elevations of the proposal, along with a set of sliding patio doors to the rear. 

The proposed rear extension would also accommodate a balcony at first floor level, accessed via a new set of double doors serving the master bedroom. 

In regard to materiality, the proposed development would be constructed in brickwork with uPVC windows and doors to match the existing dwellinghouse. 


	Principle of Development:

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


	Impact Upon Residential Amenity:

The proposed rear extension would have a relatively modest rearward projection of 3m and would be set approximately 5m from the neighbouring property at no.3 Brambles Close and 3m from the common boundary. The proposed extension would therefore not result in any significant degree of overshadowing or loss of outlook. The proposed window openings within the side and rear elevations of the proposed development would also provide similar views to those afforded by the existing conservatory and would be adequately screened by the existing boundary treatment and therefore no loss of privacy is anticipated in this respect. 

The proposal also seeks consent for the construction of a balcony on the roof space of the proposed extension. This raised concerns in regard to the potential for overlooking and loss of privacy in respect of no.3 Brambles Close, with the proposal providing views towards the private amenity space to the rear of the adjacent property. However, following discussions with the agent, a 1.8m privacy screen has been incorporated to the north-eastern side elevation of the proposed balcony in order to mitigate any direct overlooking and protect the amenity of the occupiers of no.3 Brambles Close. Notwithstanding this, a condition has been attached to the accompanying decision notice to ensure that the 1.8m high privacy screen in obscurely glazed and constructed prior to the first use of the balcony. 

The existing window opening serving the master bedroom would also be replaced with a set of double doors to provide access to the balcony, however the proposed addition would be in an identical position to the existing window and would not have a direct interface with any neighbouring properties. In view of the above, it is not anticipated that the proposed development would result in any significant or measurable harm upon any nearby residential amenities to a degree that warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

The proposed development would comprise a relatively modest rearward projection and footprint and would be appropriate in size and scale in relation to that of the primary dwelling. The proposal would therefore not appear an incongruous addition to the host property. In addition to this, the development would be sited to the rear of the application dwelling and would therefore be afforded limited visibility from within the adjacent public realm, being screened from view by the dwellinghouse itself. Nevertheless, the proposed materials would be in keeping with the external appearance of the existing property, incorporating matching brickwork and uPVC windows and doors, further reducing the visual impact and ensuring visual integration with the primary dwellinghouse. As such, the proposed development would not be of significant detriment to the visual amenities of the application property or the surrounding area. 


	Highways and Parking:

Lancashire County Council Highways have not been consulted in relation to the proposed development, however the proposal would not result in an increase to the number of bedrooms at the site, nor would it include any alterations to the existing parking arrangements. As such, the proposal is not considered to adversely impact highway safety or parking. 


	Landscape/Ecology:

No ecological constraints have been identified in relation to the proposal. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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