Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2012/0072

	Development Proposed:
	Amended re-submission of application 3/2011/0766 for proposed two-storey side extension with single storey extension to side and rear at 47 Standen Road, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received. 

	CONSULTATIONS: Nearby Residents

	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:

	This application relates to a semi-detached property located on a prominent roadside frontage on Standed Road within the main settlement of Clitheroe.

An application has been previously submitted for a proposed two-storey side extension with single storey rear extension at the property (3/2011/0766). This application was refused due to the scale, size and design of the two-storey side extension and the resultant dominance against the main property and prominence within the street scene contrary to Policy G1 and H10 of the Districtwide Local Plan and the Councils SPG ‘Extensions and Alterations to Dwellings. In addition it was considered that a first floor window to the rear elevation of the two-storey side extension would result in loss of privacy to neighbouring residents.

This application is a re-submission of the previous application that seeks to address the above reasons for refusal. The size and scale of the two-storey side extension has been reduced by reducing the width of the extension from 3.3m to 2.9m, and its dominance within the street scene and against the main property has been addressed by setting the extension back from the front building line of the property by 1m as opposed to 0.7m. The two-storey extension now proposed is to measure 2.9m x 6.8m x 6.6m in height to the ridge with a single storey lean-to attached to the south-eastern side elevation measuring 2.5m x 3.5m x 3.2m in height. To the rear a single storey lean-to extension is proposed measuring 2m x 4.7m x 3.2m in height. 

With regards to visual impact I have no objection to the proposed single storey side and rear extension as it is considered that their scale, size and design are appropriate. I consider that the amendments that have been made to the size and scale of the two-storey side extension and the fact that it is to be set back from the front building line of the main property by 1 metre ensures that the proposal reduces the prominence of the extension within the street scene and ensures that it appears as a subservient addition to the main property. Thus complying with Policy G1 and H10 of the Districtwide Local Plan and the Councils SPG ‘Extensions and Alterations to Dwellings’.

The previous application was also refused due to impact upon neighbouring privacy due to overlooking from the first floor window that was proposed to the rear elevation of the two-storey side extension. This window has been removed as part of this re-submission with the insertion of a velux window to the roof. Therefore any concern with regards to loss of privacy has been reduced and I now consider this aspect of the scheme to be acceptable. In order to safeguard privacy I consider it appropriate to place a condition on the decision notice removing permitted development rights for the insertion of a window or doorway at first floor level to this elevation without prior consent from the Local Authority.

In consideration of the above I consider that this amended scheme satisfies the reasons for refusal of the original application and therefore recommend 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: 14/12/2011 – Date of inspection for previous application.














