Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/1082/P

	Development Proposed:
	Proposed demolition of rear external garage and construction of two storey and single storey side and rear extensions at 26 Eastmoor Drive, Clitheroe, BB7 1LG

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections to the proposal provided the garage is used for car parking.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control

Policy ENV7 – Protected Species

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations

Policy DMH5 – Resdential and Curtilage Extensions

Policy DME3 – Site and Species Protection and Conservation

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

	The application relates to an end terrace property within the settlement boundary of Clitheroe.

Consent is sought for a pitched roof two-storey side extension with approximate dimensions of 7.0m x 3.2m x 7.6m in height to, approximately 0.2m lower than the existing ridgeline, and for a single storey side and rear extension with approximate dimensions8.2m x 3.2m x 4.25m. Materials to be used will match those of the existing property.

In terms of visual impact, amendments have been made to the proposal, received on the 11 January 2013 which sets the side extensions back from the front elevation of the property by 0.6m and as a result the roof has been set down from the main roof ridge. The scale, size and design of the proposals are now considered to be acceptable as is the impact on the street scene, despite the sense of enclosure to the rear access track which leads to the rear of the properties that will incur as a result.  The extensions would be sympathetic to the original property and appear as subservient additions. As the proposed extension would be set back approximately 600mm it would provide some relief from the existing build line and prevent the continuation of the terrace, and would satisfy the requirements of the Council’s SPG “Extensions and Alterations to Dwellings”. 

With regards to potential impact on neighbouring properties; the first floor windows of the existing terrace are all set at least 21m away from the neighbouring dwellings at both the front and rear.  The two storey element would not project past the front or rear of the existing garage and therefore in this respect the proposal complies with the distances set out in the Council’s SPG and any significant loss of light or issue of overlooking would be minimal.  No windows are proposed in the gable elevations of the extensions, and a condition will be used to ensure this remains the case so the amenity of the adjacent neighbour, no. 24 Eastmoor Drive, is protected.

Turning to the matter of highway safety, the Highway Engineer has raised no objections to the proposal, as the demolition of the existing detached garage will provide an area for parking.  As this is a four bedroom property and three off road parking spaces are required as a minimum, and this area suffers from parking problems, it is considered necessary to impose a planning condition which restricts the garage to be used for the parking of a vehicle only.  This will ensure the necessary parking provision for a house of this type is achieved.

With regards protected species, the Countryside Officer has considered the scheme and sees no threat to the local bat population, however, the applicants will be made aware, via condition, that in the event bats are found all works should cease until advice has been sought from a licensed ecologist.

Overall, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area, the residential amenity of the occupiers of the surrounding properties, or highway safety. As such, the application is 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 planning permission be granted.


DATE INSPECTED: 09 January 2013














