Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/CMS

	Application No: 
	3/2012/1032/P

	Development Proposed:
	Two storey side extension with single storey garage at 22 Somerset Avenue, Clitheroe, BB7 2BE

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection to the proposed application on highway safety grounds.  

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

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV7 - Species Protection.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations.

Policy DME3 – Site and Species Protection and Conservation.

Policy DMH5 – Residential and Curtilage Extensions.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Permission is sought to replace an existing single storey lean-to garage with a two-storey side extension and single storey garage extension.  The two-storey element would have approximate dimensions of 7.5m x 3.1m x 7.5m to the ridge.  The single storey element would have approximate dimensions of 2.9m x 7.5m x 3.95 to the ridge.  Both extensions would have hipped roofs.  The frontage of the property would be extended by approximately 6m.  The materials would match those of the existing property.

Matters for consideration include visual and residential amenity, highway safety and protected species.

Having regard to visual amenity, I am satisfied that this proposal would have an acceptable impact on the street scene.  The two-storey extension would appear subservient to the original dwelling as it has been set back from the front elevation by approximately 750mm and set down from the ridge of the original house by approximately 300mm.  The single storey garage would run flush with the extension and similarly is subservient to the original dwelling.  I am aware that the extensions at their closest would be within approximately 350mm of the boundary, however, given that on the boundary the extension would be single storey with the roof of the extension sloping away from the road, I do not consider the impact on the street scene to be so detrimental as to warrant refusal of the application on this ground.

In terms of residential amenity, the three properties potentially affected by the development are 15 Somerset Avenue, to the front, 97 Chatburn Road to the rear, and numbers 1 and 2 Denbigh Drive situated to the side of the property.  The distance between first floor windows and the proposal at the front, number 15 Somerset Avenue, would be approximately 21m – 22m away.  The distance between the first floor windows on the rear elevation and number 97 Chatburn Road would be approximately 28m away.  These distances thus comply with the privacy distances recommended within the SPG on Extensions and Alterations to Dwellings and thus accords with local policy. With regard to the properties at the side, no direct overlooking would occur due to the layout of the estate of the proposed window would actually look down the access road to Denbigh Drive.

In relation to highway safety, the Highway Engineer has no objections to the proposal provided the proposed garage remains in use for the parking of a motor vehicle and thus a condition will be imposed on the decision notice.

With regards protected species, a survey dated 15 November 2012, has been submitted which concludes that the works would be unlikely to cause disturbance to bats or result in the loss of a bat roost or result in any significant impact on the local bat population.  A number of mitigation measures however are included in the report which should be followed during construction.  This will therefore be conditioned.

Taking all of the above into consideration, the proposal is thus 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.


DATE INSPECTED: 9 JANUARY 2013














