Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/CMS

	Application No: 
	3/2012/0621/P

	Development Proposed:
	Proposed extension to side elevation, new gates, new garden store, new driveway and porch at 123 Highfield Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections however request the addition of a note to any consent.

United Utilities – No objections.



	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 development site is a detached property situated on the corner of Highfield Road and Peel Park Avenue, Clitheroe.  Permission is sought for the erection of a side extension, erection of new gates and a new garden store, formation of a new driveway and the erection of a porch. 

The proposed side extension will be located on the east elevation of the existing property projecting 4.2m from the side of the original dwelling and measure 5.6m in depth.  The side extension will have an eaves height of approximately 2.5m.  It will be constructed from a mixture of York stone and rendered walls under a concrete tiled mono-pitched roof.  These materials would be the same as the existing dwelling.  Two uPVC window openings will be created in the extension, one in both the north and south elevations.

The existing garage to the rear of the property will be partially removed in order to allow for the provision of new garden gates.  The part of the existing garage to be retained shall be converted to form a utility room.

A new garden store is proposed to the rear of the existing dwelling adjacent to the northern boundary of the site.  The proposed detached store will measure 3.3m x 5.1m and stand to an overall height of 2.5m.  The store will be constructed from brickwork under a dual pitched roof.

In addition to this a porch will be constructed to the front of the existing front door of the dwelling.  The proposed porch will project 1.5m from the existing front elevation and measure 1.9m in width.  The porch will stand to an overall height of 3m.  The porch is to be constructed from materials to match the existing dwelling under a mono-pitched roof.

The final element of the proposed development is the formation of a new driveway at the southeastern corner of the site; the county surveyor has no objections to this.  

Having visited the site and examined the proposed plans, I am of the opinion that the side extension will appear to be subservient to the main dwelling due to its scale and is set back from the main elevation by 3.5m.  This set back is being proposed as a result of pre-application advice the applicant had received.

The proposed alterations to the dwellings; the side extension and porch are considered to be in keeping with the character of the existing dwelling, in terms of scale and design.  Furthermore I do not consider that the proposed development would adversely harm the character and setting of the street scene.

Due to the location of the development site in relation to other dwellings in the immediate vicinity, I am of the opinion that the proposed development would not adversely harm the residential amenity of the area.

In view of the above comments I cannot see any objections to granting planning permission, I therefore recommend accordingly.
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	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: 27 JUNE 2012














