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ERECTION OF DOUBLE STOREY EXTENSION TO REAR AT 12 CARLTON PLACE, CLITHEROE

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	Five letters of objection have been received from nearby residents who wish to object to the application on the following grounds:

· Loss of light into rear garden area

· Noise Disturbance as the extension is so close to our property

· Loss of air space

· Loss of privacy

· Loss of view

· The size of the extension – with extra bedrooms and living space extra parking will be needed and if extra vehicles were to be parked on the street, either owned by the people at number 12 or visitors to number 12. it would cause considerable chaos for other residents and the already, limited, parking facilities we have.


Proposal

Permission is sought for the removal of the existing rear conservatory and the erection of a two-storey extension with an additional single storey extension in which the floor plan of the single storey extension will measure approx. 4.7m x 3m x 3.8m in height with a sloping roof and the two storey extension above to the eastern side of the property will measure approx. 3.5m x 3m with a maximum height of the two-storey extension measuring approx. 5.9 metres. Materials to be used in its construction are to match those of the existing property.

Site Location

The proposal relates to a semi-detached property on Carlton Place off Peel Street, Clitheroe

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – ‘Extensions and Alterations to Dwellings’.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

In terms of visual impact I consider that the scale, size and design of the proposal is appropriate and as it is to the rear of the property its visual impact upon the immediate locality will be minimal.

I note the concerns of neighbouring residents with regards to potential loss of light and privacy as a result of the proposal. I have assessed the proposal using the BRE methodology detailed in the Councils SPG ‘Extensions and Alterations to Dwellings’ and I am satisfied that the impact of the two-storey element upon loss of light to adjacent property No. 10 Carlton Place will be minimal. Loss of light would occur to the small ground floor window of adjacent property No. 10 Carlton Place, however I consider that as this is a secondary window any loss of light to the rear kitchen of this property as a result of the proposal would not be sufficient as to warrant refusal of the application.

In addition, I consider that, as there is a distance of approx. 4.8 metres between the applicant’s property and that of No. 14 Carlton Place to the east, the rear elevation of No. 14 Carlton Place will not be affected significantly by any loss of light as a result of the proposed extension, nor significantly affected by noise disturbance.

The proposal details the insertion of a first floor window to the rear elevation of the two-storey extension and has formed the basis of objections from neighbouring residents with regards to loss of privacy. The distance between the proposed first floor window of the extension to the applicant’s property and first floor habitable windows to properties at the rear is approximately 16 metres, which is not within the specified privacy distance as detailed in the Councils SPG ‘Extensions and Alterations to Dwellings’. As such, I recommend that if the committee are mindful to approve the application a condition requesting that the window at first floor level to the rear of the two-storey extension is obscure glazed should be included in any such decision in order to satisfy any issues of loss of privacy.

I note the concerns of a neighbouring resident with regards to the increase in size of the property and the possible increase that would be required for parking provision at the property. Whilst I note the neighbours concerns, the plans detail that the extension at first floor level is to facilitate increased floor space to bedroom 2 and will not be used as a separate bedroom, thus the number of bedrooms to the property as a result of this application has not increased.

With regards to concerns regarding loss of view this is not classed as a material consideration in the determination of this application.

A bat survey was completed at the property and it was concluded that the likelihood of bats using these buildings as a roosting site was extremely low.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

This report has identified and addressed the objections that were received from neighbouring residents that directly relate to the two-storey with single storey extension to the rear of the property. I wish to make councillors aware that a large amount of the objections received from neighbouring residents related to the on going works at the property for a loft conversion with rear dormer. I can confirm that Building Regulation Plans have been submitted and passed at the Council offices and as the development is classed as Permitted Development as detailed in the Town and Country Planning (General Permitted Development) (Amendment) (No. 2) (England) Order 2008 a full planning application is not required.

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 planning permission is GRANTED subject to the following condition(s):

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2.
This permission shall relate to drawing number 017/02/10/012.


REASON: For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
Notwithstanding the details shown on drawing No 017/02/10/012 precise details of the first window including the opening mechanism and degree of opening and obscure glaze detail shall be submitted to and agreed by the Local Planning Authority before commencement of works.  The window on the first floor rear elevation of the two-storey extension shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


REASON: In order to protect nearby residential amenity as required by with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the side elevation of the single storey extension and the two side elevations of the two-storey extension at first floor level shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


REASON: In order to safeguard nearby residential amenity in accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”. 

NOTE

1.
The applicant is advised that in order to comply with building regulation consent, it may be necessary to include additional internal fire doors.
