Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2011/0912/P

	Development Proposed:
	Proposed amendments to planning consent 3/2011/0296P, to reduce the set back at first floor level from 750mm to 500mm in order to increase floorspace in bedroom/ensuite room at front elevation, and to reduce the set back of the garage from 1000mm to 750mm at 15 Somerset Avenue, Clitheroe, BB7 2BE.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council has no objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – I have no objection to the proposed application on highway safety grounds.  

Previous comments for planning applications 3/2011/0640/P and 3/2011/0296/P

The off street parking provisions for a dedicated private garage and associated driveway are satisfactory.  In order to retain this provision a condition should be included in any subsequent planning consent requiring that the garage be secured for the storage of a private motor vehicle and associated material, and that its future conversion to a dwelling space be prohibited.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	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 property is located within the settlement limit of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan, therefore the policies relevant in the consideration of this proposal are G1 and H10 of the Districtwide Local Plan and the Council’s SPG on Extensions and Alterations to Dwellings.  

Permission has previously been granted (Planning Application 3/2011/0296/P) to demolish an existing flat roofed two storey side extension and single storey lean to structure and replace with a hipped roof two storey extension and single storey attached garage set down from the main roof ridge and set back from the front elevation.  The two storey element was approved with a set back of 750mm and with the garage addition set back 1000mm (1.0m).  

Permission was then sought, planning application 3/2011/0640/P, for the same side extensions, however on this application the two storey side extension would follow the same eaves height and ridge height as the existing property and would run parallel with the frontage of the property.  This application was refused as the works would have dominated the original dwelling rather than being subservient to it, resulting in over prominent additions which would have been to the detriment of the visual appearance of the property itself and the wider street scene.

Permission is now being sought to reduce the set back of the first floor level approved by planning application 3/2010/0296 to 500mm and to reduce the set back of the garage to 750mm, a reduction of 250mm in both cases.  Although not ideal, I consider that given there is still a set back of both additions, the scale and massing of the proposals will not be so significant as to warrant refusal on this ground, I therefore consider the proposed amendments to be acceptable.

In relation to residential amenity, as this is a demolition and rebuild the impact on neighbouring properties will be no worse than existing.  I recognise that the first floor portion of the increased side extension will be nearer to the neighbour opposite (no.22), however, the distance between first floor windows will be approximately 21m, thus complying with the requirements of the Council’s SPG on extensions.

In relation to the proposed garage extension, on the previous applications the highway engineer has requested that a condition be used to ensure the garage is used for parking vehicles so that the required parking provision of three vehicles is maintained.  I have checked with the Highway Engineer and he would wish this condition to remain.

Therefore, taking the above comments into consideration I recommend the application 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 planning permission be granted.
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