Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB/EL

	Application No: 
	3/2013/0152/P

	Development Proposed:
	Proposed replacement of outbuilding to existing house to form studio at 17 Cowper Avenue, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. No 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No representation received.

Environment Agency - No representation received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

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.



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

	Planning permission is sought for the replacement of an existing outbuilding to form a studio at 17 Cowper Avenue, Clitheroe.  The development site is a mid terraced property with an access lane to the rear.  

The existing outbuilding measures approximately 2.3m x 4.4m and stands to an overall height of 2.9m.  Timber folding doors located in the east elevation provide access directly to the lane to the rear of the dwelling.  

The proposed replacement extension will measure 2.9m x 4.4m and occupy the footprint of the old outbuilding.  The extension is to be constructed to a height of 2.9m.  The extension is to be constructed from render and stonework.  The existing timber folding doors in the east elevation are to be blocked up with the boundary wall being constructed to match that of the adjoining property of No 19.  The proposed design is contemporary in its appearance, however I do not feel it would result in an incongruous feature.  

The key considerations in determining this application are the impact the development will have upon the character and setting of the existing dwelling and the general street scene and the impact the development may have upon the residential amenity of the area.

The proposed development is broadly the same size as the outbuilding it replaces.  Therefore, I do not expect the development to materially alter the character and setting of the existing dwelling.  With regard to the impact upon the street scene, again I do not expect the proposed development to materially alter this.  The most prominent change would be the loss of the timber folding doors to the rear access lane.  However, the other dwellings in the immediate vicinity have a range of different openings or have blocked them off as is proposed in this application.  Therefore, I do not consider the changes to be out of keeping with the area.

As discussed above the proposed development would occupy a similar footprint to the outbuilding it replaces and also be of similar scale, therefore I do not anticipate the development would be detrimental to the residential amenity of the area, certainly to no greater extent than the current outbuilding. In addition to this the adjoining property of No.19 already an extension of similar scale along their boundary.

Having considered the submitted details I see no material objections to the granting of this permission and I therefore recommend 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: 19 March 2013














