Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0198

	Development Proposed:
	Proposed single storey rear extension and replacement garage at 13 Langdale Avenue, Clitheroe.



	CONSULTATIONS: Parish/Town Council

	Town Council – No objections



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

DMG1 – General Considerations.

DMH5 – Residential and Curtilage Extensions. 



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

	Planning permission is sought for the erection of a single storey rear extension and the erection of a replacement garage at 13 Langdale Avenue, Clitheroe. The development site is a semi-detached dormer bungalow type property with a detached garage; which occupies a corner plot set back approximately 10m from the highway.

The proposed development consists of the erection of a single storey rear extension that would measure 4.5m x 5.9m and stand to an overall height of 3.9m. The proposed development will consist of a mono pitched roof that will then form into a glazed flat roof structure. In addition to this the existing detached garage is to be replaced with a new attached garage measure approximately 4.5m x 8m. However the garage is to be tapered to follow the boundary of the site. The replacement garage will occupy broadly the same position as the existing one it would replace.

The key considerations in the determination of this application are; the impact development of development upon the character and setting of the existing dwelling and the impact, if any, upon the residential amenity of the area. 

The proposed development will alter the character of the existing dwelling by virtue of its design. However I do not believe such alterations will result in an incongruous development. The extension to the rear would appear split by virtue of the differing types of materials to be used. The first 2.2m of the structure will be constructed from traditional materials that would match the existing dwelling. However the remainder of the structure is to be constructed from brick with a glazed canopy roof.

As discussed above the development site is a semi-detached property. The proposed development is to be sited along the common boundary of the site, perpendicular to the adjoining dwelling of No.15. The existing boundary treatment consists of a timber close-boarded fence that stands to an overall height of approximately 1.8m. The proposed development will have varying heights along the boundary this is by virtue of the differing types of roof structure to be used. The height will vary between 3.1m, at the rear elevation of the dwelling and 2.5m along the boundary this variation in height will to some extent aide to reduce the overall impact upon the adjoining property. 

The proposed development will lead to a degree a natural light being lost to the adjoining property. This is by virtue of the close proximity between the development and the adjoining property; which is to an extent unavoidable. However the overall increase in height along the boundary at the very most will be 700mm in comparison to the existing boundary treatments. Therefore whilst a degree of light may be lost I do not believe it would be of such significance as to warrant the refusal of planning permission on those grounds. In addition to the to provision of a flat roof structure will mitigate the effect of an overbearing roof structure. 

As part of the submitted details the applicant has provided a bat survey. The submitted survey has found no evidence of any bat activity on the site. However, due the nature of bats, no survey can be 100% conclusive. Therefore I will recommend the use of an appropriately worded condition that will ensure that should any bats be found on site, they are afforded the correct protection.

Having considered the submitted details I see no material objections to the granting of this planning permission. 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 consent is granted.


DATE INSPECTED: 20 March 2013














