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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2009/0729

	Development Proposed:
	Two storey side extension at 5 Union Street, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No objection to this proposal on highway safety grounds.

	CONSULTATIONS: Nearby Residents

	One letter of objection has been received from a neighbouring resident and a subsequent letter from Houldsworths Solicitors acting on behalf of the resident outlines their concerns as follows:

· In its present form, the extension interferes substantially with our Clients right of way and as such, must either be shortened or pulled back accordingly with a safety margin for health and safety purposes.

· The site must have a solid fence with no site access adjacent to the boundary of our Clients property together with a freestanding but unmoveable safety fence behind the foundation of our Clients boundary fence the length of the site.

· All welfare and storage units together with plant materials and personnel must access the site from the back street to the rear of 1-5 Union Street, Low Moor, and to be kept within the site boundary.

· Previous work on the site in the past has resulted in flooding to our Clients property as a result of the Applicant removing original surface water drainage.

· There is an approximate 150 year old main foul sewer under the proposed development and which must be allowed for to avoid damage. 

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to an end terraced property on a cul-de-sac off Union Street within the settlement of Clitheroe.

Permission is sought for a two-storey side extension to accommodate a single car garage on the ground floor and a bedroom with en-suite at first floor level. Approx. dimensions of the proposal are 8.7m x 5m x 7.4m in height to the front elevation with a sloping roof down to approx. 3.1m at the rear.

In terms of visual impact I consider that as the proposal will be set-back from the front buildline of the property by approx. 4.6 metres and set-down from the ridge height of the main property by approx. 1.6 metres the proposal will satisfy the requirements of the Councils SPG on ‘Extensions and Alterations to Dwellings’. The materials to be used are to match the existing property and as such the scale, size and design of the proposed extension is appropriate.

I note the concerns of a neighbouring resident with regards to the possible impact the works and subsequent proposal will have upon the access arrangements to the detached garage adjacent to the right of way in front of the extension. In response, I consider that as the proposal is to be set back from the main buildline of the property by approx. 4.6 metres and is in the same location as the existing gated access this application will not significantly contribute or hinder the access arrangements to the adjacent detached garage.

In addition, the County Surveyor has confirmed that he is satisfied with the proposal as it builds upon an existing parking situation and he has no reports of difficulties being experienced by neighbours or from Police colleagues.

Any issues regarding access arrangements, possible flooding and effects on the main sewer are a private matter and are not classed as material considerations in the determination of this planning application.

An appropriate condition will ensure that the window at first floor serving the bathroom shall be obscure glazed to ensure privacy to neighbours.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16/09/2009














