Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0089/P

	Development Proposed:
	Two storey extension to the side and sunroom to the rear (resubmission) at 16 Hawthorne Place, Clitheroe, BB7 2HU

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council has no objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections subject to conditions.

	CONSULTATIONS: Additional Representations.

	One letter of representations has been received from an adjacent resident who raises the following objections:

· Concerns by the scale of the proposals in both height and area – detrimental to street scene,

· Loss of open space,

· Loss of sunlight/ over shadowing.

· The extension will be 4,5m in front of nos. …-18 as these are set back from the edge of the pavement,

· Concerns that the creation of the driveway may affect the foundations of the neighbouring property due to the excavations and the difference in ground levels.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy H10 - Residential Extensions.

Policy ENV7 – Species Protection.

Policy SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMH5 – Residential and Curtilage Extensions.

Policy DME3 – Site and Species Protection and Conservation.

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

	The application relates to a semi detached stone property on the south east side of Hawthorne Place.  The dwelling has a two storey rear projection which was probably built at the same time as the property, sometime between 1844 and 1856.  

Following withdrawal of planning application 3/2012/0308P, planning permission is again sought to extend at the side of the property with a two storey addition and at the rear of the original house adjacent to the existing two storey projection, and partly over the proposed extension, a single storey hipped roof extension to form a sunroom.  These extensions would create a sun room and an additional lounge at ground floor and a third bedroom at first floor.

In terms of visual impact, the scale, size and design of the proposals are acceptable.  The proposed side extension with its set back would appear as a subservient addition and with the roof being covered in blue slate to match the existing roof I consider this along with the rear sun room extension, also with a slate roof are acceptable additions visually.  I acknowledge the neighbours comment that allowance of this proposal will result in the loss of an area of open space, the only one on Hawthorne Place, which does create visual relief within this dense terraced/ semi-detached street, I do not consider that the 4.3m extension would cause so significant harm to the visual amenities of the street scene to justify refusing the scheme on this basis. 

With regards to potential impact on neighbouring properties; two windows are proposed in the gable of the two storey side extension, one at ground floor and one at first floor (note patio doors on the gable have been removed from the scheme).  These windows would look out on to the pavement of Hawthorne Place and thus no overlooking of neighbours rear private amenity space or any habitable rooms would occur.  In relation to the windows on the rear, these are in excess of 21 metres from neighbouring windows and thus comply with the guideline within the Council’s SPG.  Given the proximity of the original stone terrace properties opposite and their slight offset position from this extension no direct overlooking will occur.  With regards the adjacent property, no. 18 Hawthorne Place, I note the concern raised by the occupier regarding the loss of light to the front, side and rear of the property, however, I consider that the amount of light lost as a result of the works would not be so significant given the minimal 4.3m projection, the extension would be approximately 3.4m from the boundary of the property and no windows serving habitable rooms exist on the gable of the property.  I thus consider  the works acceptable.  The creation of a car parking space at the side of the dwelling would also not impact on this neighbouring dwelling for the same reasons.  The concern raised about the neighbours foundations, is not a matter dealt with by the planning system and is a civil matter.

A bat survey dated the 22 March 2012, submitted with the application, found no evidence of bat activity at the property.  A list of mitigation measures has been included with the report and these should be adhered to when works are carried out.  This will be conditioned.

In considering all of the above I thus 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 conditional planning permission be granted.


DATE INSPECTED: 12 MARCH 2013














