Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0899

	Development Proposed:
	Proposed two-storey side extension and a rear garden room at 52 Hawthorne Place, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident who wishes to raise the following objections:

· Loss of light

· Loss of privacy

· Visual Impact

	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 a detached property towards the end of the cul-de-sac on Hawthrone Place off Waddington Road, within the main settlement of Clitheroe.

Permission is sought to demolish the existing garage to the rear of the property and erect a two-storey side extension to the eastern gable elevation measuring 6.3m x 4.9m x 6.8m in height to the ridge. In addition, the existing conservatory to the rear of the property is to be replaced with a single storey hipped roof extension measuring 4.3m x 3.9m x 3.8m in height to the ridge. Materials to be used are to match those of the existing property.

I consider that the scale, size and design of both proposals are appropriate. The visual impact of the single storey extension will be minimal in consideration that it is to the rear of the property. Turning to the visual impact of the two-storey extension it is considered that it will appear as a subservient addition to the main property as it will be set back from the front building line of the property by 1.7 metres and set down from the main ridge height by 1.6 metres thus satisfying the guidance contained within the Councils SPG ‘Extensions and Alterations to Dwellings’.

I note the concerns from a neighbouring property with regards to the loss of a large visual break between the two properties. However in consideration of the above, there is an existing close relationship between the gable wall of the applicant’s property and No. 54 Hawthorne Place. In addition, as a result of the proposed extension 3 metres will still remain between the gable elevation of the extension and that of No. 50 it is considered that the extension will not be viewed as a dominant addition within the street scene and as such some visual break will remain.

With regards to potential impact upon the amenity of neighbouring residents, in particular loss of light and privacy, the gable elevation of No. 50 Hawthorne Place has no windows inserted and the extension will not project forward of either the front or rear building line, thus ensuring that any loss of light to the adjacent property will be minimal.

The first floor rear windows of the two-storey extension are to serve an en-suite and dressing room, and will look directly over the fields to the rear and not towards the adjacent property, therefore any loss of privacy will be minimal.

With regards to the single storey rear extension, there is a boundary fence on the common boundary between the applicant’s property and No. 54 Hawthorne Place and the western side elevation of the extension is to be a solid wall which will safeguard the privacy of neighbouring residents.

A bat survey was carried out at the property, which concluded that the works would not pose a threat to any bat population. 

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.
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