Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0781/P

	Development Proposed:
	Retrospective two storey rear extension at Craigmore, Eastham Street, Clitheroe, BB7 2HY.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – no objections to the proposal.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations.

	None 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:

	Following concerns raised by local residents that a two storey extension was being built without planning permission and following refusal of application 3/2011/0509/P which sought permission for an extension projecting 6.0m, the Council’s Enforcement Officer along with myself concede that the two storey extension in itself could be built as permitted development (Town and Country Planning (General Permitted Development) Order 2008) with the exception of the first floor windows in the side elevations of the extension.  Retrospective permission is thus now being sought for a two storey rear extension on a detached property situated on the corner Eastham Street, Clitheroe, where the road bends left leading to Knuck Knowles Drive and Ribblesdale Avenue.  The two storey extension has dimensions of 3.0m x 7.1m x 9.1m in height.  A small pitch roof canopy is proposed over the doorway on the side elevation of the property.

The works that have been carried out are considered to blend well with the existing property and the visual amenities of the street scene.  I therefore consider the proposal to be acceptable in this regard.  With regard neighbouring amenity, no objections have been received as a result of this application, and having re-investigated the first floor windows in the gable of Holmleigh, these windows do not appear to serve habitable rooms and if they do they are clearly secondary in nature.  With regards the first floor windows in the side elevation nearest to the highway and Knuck Knowles Drive, the distance between the properties on this bend means overlooking will not be an issue.  With regards the windows in the side elevation nearest to Oak House, the first floor window on the original dwelling does not directly overlook any windows (to habitable rooms).  The ground floor patio/ bi-folding doors do not overlook the garden area of Oak House due to the boundary treatments. I therefore consider the works have not and would not have a harmful impact on the amenities of the occupiers of adjacent dwellings.

On the previous application, the Highway Authority, raised no objections to the extent of works as sufficient parking provision is available within the curtilage.  The highway engineer has verbally confirmed that they have no objections to the proposal.

I thus consider that retrospective planning permission for the works should be granted and therefore 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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